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Introduction 
 
 
The WinGAP commercial improvement valuation schedules are designed to allow the user to 
customize the valuation process of commercial/industrial buildings that are specific to the county 
in which the system is being used.  Most counties in the state of Georgia lack the necessary sales 
activity to develop commercial/industrial schedules via market analysis. Thus, the emphasis in the 
system is on the cost approach.  However, if substantial market or income data is available, the 
values in the schedules should be confirmed and adjusted accordingly.   
 
Cost data, such as, base dollars per square foot, dollar per square foot adjustments for structural 
elements, extra feature values, etc. should be obtained from reliable sources.  Sources 
considered as reliable would be contractors and/or nationally recognized and accepted cost 
manuals. Data found in manuals must be localized and adjusted for current time. 
 
In an effort to create a pricing mechanism that is easier to understand, WinGAP displays the 
pricing schedule information for commercial improvements as actual dollars.  Even though the 
relationship of points and point cost is still in effect, the association is transparent to the user.  
However, references to the points/point cost and base cost/value relationship will often be made 
in an effort to provide an understanding of the underlying calculations and the effect of modifying 
a component of the process. 
 
The methodology used in the valuation of urban land follows the details in the Appraisal 
Procedures manual.  Urban land is segregated into subdivisions with schedules designed to 
accommodate the various characteristics of each.  
 
The development and maintenance of schedules for commercial improvements should be of 
primary concern to the county appraisal staff.  While commercial improvements and associated 
land do not normally constitute a large number of properties in a county, it is  important that the 
appraiser have an understanding of schedule functionality and the derivation of the values 
“plugged” into the tables. 
 
The goals of this course are to:  
 

� Provide the appraiser with information regarding access to the various schedules in WinGAP 
� Acquaint the appraiser with the use of the schedules through the manual calculation 

process  
� Provide methodology for deriving a commercial improvement point cost  
 

Examples will be given on the use of the various procedures.  Exercises will also be provided to 
provide the attendee an opportunity to practice the procedures. 
 
 
Note: WinGAP's Commercial Improvement schedules can be set up to use either the Segregated 
Cost Method or Calculator Cost Method of valuing Commercial Improvements, depending upon 
the preference of the appraiser. Any and all schedule values are the responsibility of the county.  
The creation of the values and subsequent schedules should be supported with proper 
documentation. 
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Commercial / Industrial  
Improvement Schedules 

 

Introduction 

 
An understanding of the WINGAP valuation process for commercial / industrial buildings should 
facilitate the generation of the schedules for this property type.  In the manual calculation 
procedures, the user will see how the various schedule components impact the end calculation of 
the structure’s fair market value.  The effect of schedule modifications should become more 
apparent after the user becomes familiar with the steps involved in the calculation process.  Also, 
knowledge of the calculation procedures will assist the appraiser/assessor in communications 
with the taxpayer, providing additional information to assist in the answering of his/her questions 
about commercial/industrial structure values. 
 
The Commercial Improvement Schedules are accessed by going to the Tools Menu, as shown 
on the next page. From this Menu the user can access the three areas where Commercial 
Improvement Schedules are located: 
 

� The Tools >> Schedules / Tables >> Commercial Improvements Menu item should be 
selected to produce the Commercial Improvements Menu, shown at the bottom of the 
next page, where items such the Commercial Base Schedule, Commercial Structural 
Components, and Commercial Improvement Labels are located. 

� The Tools >> Preferences Menu item should be selected to produce the Preferences 
Form, discussed later, where the Commercial Point Cost, Commercial Base Cost, and 
Commercial Depreciation Year are located. 

� Finally, the Tools >> Schedules / Tables >> Income Models Menu item should be 
selected to open the Income Models Form, where pricing information for the Income 
approach to valuing Commercial Improvements is located. 

 
The example on the next page shows the Tools Menu with all of its options and submenus; those 
that involve Commercial Improvements are indicated by arrows.  Menu options can be chosen 
by clicking on the option or using the directional arrows to highlight the option and then pressing 
the Enter key. 
 
Access to these tables and menu options will be restricted with the use of passwords and the 
assignment of rights to add or edit items contained within. 
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Commercial Improvements Schedules Menu 
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Preferences 
 
Base Cost, Depreciation Year, and Point Cost 
 
The commercial improvement Base Cost, Depreciation Year, and Point Cost are the initial 
items that are needed to perform the calculation of a commercial/industrial building.  These items 
can be found on the Preferences Form that is accessed from the WINGAP Main Menu via the 
Tools option.  An example of the Preferences Form is shown below. 

 

 
 

 
 
 
 
 
The fields and controls on the Preferences Form that are relative to commercial improvements 
and discussed on the next page are:  

 
� Commercial Improvement Base Cost 
� Commercial Improvement Depreciation Year 
� Commercial Improvement Point Cost 
� Appraisal Year 
� Truncate Values 
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The Commercial Improvement Base Cost field contains a dollar per square foot value that is 
used as the basis for the valuation of all commercial and industrial buildings and extra features 
that are priced by the square foot method. The value of each building and extra feature is based 
on a percentage of the base cost. 
 
The Commercial Improvement Depreciation Year is the base year from which the system 
generated depreciation for Commercial and Industrial Improvements is calculated. The age of a 
Commercial or Industrial Improvement is determined by subtracting the year built or effective year 
built from the depreciation year. This locks depreciation in until the county decides to change it. 
Like residential improvements, any commercial structures with a year built greater than the 
depreciation year will be determined to have an effective age of ONE year. 
 
The Commercial Improvement Point Cost field contains the value which converts points 
generated by WinGAP for LUMP SUM Commercial and Industrial Improvements and Extra 
Features into a dollar value. Like the Residential Point Cost, the Commercial Point Cost provides 
a means by which the county can localize property values for Lump Sum Commercial and 
Industrial Improvements and Extra Features. Arriving at the Commercial Point Cost for a 
particular county requires a study of sales and assistance with the study can be provided by DOR 
personnel. 
 
 
Appraisal Year and Truncate Values 
 
The Appraisal Year is used in the determination of the default Year Built for new commercial 
improvements.  During the entry of a new commercial improvement, the Year Built will default to a 
year that is one less than the Appraisal Year.  In the case of the Appraisal Year of 2010 shown on 
the Preferences form on the previous page, a Year Built of 2009 (2010 – 1) would be assigned to 
each newly entered commercial improvement. 
 
When Truncate Values is checked and the replacement cost new – depreciation is greater than 
1000, a calculation will result in a value that is truncated to the nearest 100.  If the replacement 
cost new – depreciation value (RCN-dep) is less than 1000, the fair market value is truncated to 
the nearest 10.  Truncation is accomplished by dividing the RCN-dep value by 100 and not 
rounding the result.  The resulting quotient is then multiplied by 100.  In the following example, 
the RCN-dep value of 98,877 is truncated to 98,800: 
 

1. 98,877 / 100 = 988 
2. 988 * 100 = 98,800 

 

All other commercial / industrial valuation items can be found on the Tools Menu under 
Schedules / Tables >> Commercial Improvements and Schedules / Tables >> Income 
Models.  The commercial tables are various schedules that hold commercial and extra feature 
base information, commercial building types and associated add values, adjustments for wall 
height and perimeter, drawing id’s with story height factors and income models. Each of these 
tables will be discussed on the following pages. 
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Manufactured Housing Depreciation Year field and Land Influences combo box 
 

Two other items on the Preferences Form that apply to other sections of this manual, 
Manufactured Housing and Urban Land, are discussed below and on the next page. 
 

 
 

 

Manufactured Housing Depreciation Year 
 

The Manufactured Housing Depreciation Year is the base year from which the system 
generated depreciation for Manufactured Housing is calculated. The age of a Mobile Home is 
determined by subtracting the year built or effective year built from the depreciation year. This 
locks depreciation in until the county decides to change it. Like residential and commercial 
improvements, any Mobile Homes with a year built greater than the depreciation year will be 
determined to have an effective age of ONE year. 
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Land Influences 

 

Adjustments to Land Values can be made on the Land Information Form in WinGAP. Up to 
seven adjustments to either Urban or Rural Land can be applied. The manner in which these 
Land Influence adjustments are made is determined by the selection made in the Land Influences 
combo box on the Preferences Form, as seen below. The two choices are Additive and 
Compound (also called multiplicative). 
 

 
 
 
The formula for Compound application (the manner in which Land Influences are more commonly 
applied within WinGAP) of Land Influences is as follows: Base Land * Influence1 * Influence2 * 
Influence3 * Influence4 * Influence5 * Influence6 * Influence7 * Neighborhood Influence. The 
formula for Additive application of Land Influences is as follows: (Base Land + ([(1-Influence1) * 
Base Land] + [(1-Influence2) * Base Land] + [(1-Influence3) * Base Land] + [(1-Influence4) * Base 
Land] + [(1-Influence5) * Base Land] + [(1-Influence6) * Base Land] + [(1-Influence70 * Base 
Land]) * Neighborhood Influence. 
 
In the above formulas, Base Land is the value of the land resulting from the calculation of the land 
subrecords. In the case of Rural Land, the Base Land value would include the application of the 
Accessibility/Desirability factor. 
 
 
 
 
 

How Land 

Influences are 
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Commercial Improvements Schedules Sub-menu 

 

 
 

 
 

The Commercial Schedules sub-menu is accessed by clicking on the Tools >> Schedules / 
Tables >> Commercial Improvements menu option, as shown above. 
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The Commercial Improvements sub-menu is divided into four sections:  
 

1. Structural Components:  schedule items where square foot costs can be adjusted for 
building components such as exterior walls and ceilings;  

2. Base and Extra Feature:  schedule items that assist with calculating the area and size of 
the Commercial Improvement and Extra Features associated with the Commercial 
Improvement;  

3. Supplemental Schedule:  schedule items such as Area / Perimeter and Wall Height. 
4. Improvement Labels: schedule items that hold pricing adjustments for user defined 

sketch/story height labels 
 

Each of the schedule sections and associated options will be discussed in the order they appear 
on the Commercial Improvements Menu.  However, it should be noted that the following order 
must be observed when establishing new schedule entries. 
 

1. Building Types (add or confirm that the correct type exists in schedule) 
2. Structural Components (add or confirm existence) 
3. Area/Perimeter (add or confirm existence) 
4. Wall Height (add or confirm existence) 
5. Base Schedule (add)  
6. Lump Sum Table  (if schedule item is to be priced accordingly) 
7. Income Models (if needed) 
 

If an extra feature is being added, the appraiser should follow the order below: 
 

1. Extra Features (add) 
2. Lump Sum Extra Features (use if extra feature added in Step 1 is a lump sum) 
3. Rank (confirm existence) 

 
 
 

Structural Components Schedule Items 
 

 
Structural Components 
 
The first item on the Commercial Improvements Menu, Structural Elements, takes the user to the 
Commercial Structural Components Form, shown on the following page. This Form is used to 
adjust Commercial Improvement square foot costs for building components such as floor covering 
or heating and air conditioning. For example, the County may want to add $2.00/square foot for 
carpet or $4.00/square foot for central heating and air conditioning. The cost may vary between 
different types of buildings. Consequently, each group of similar buildings must have a unique 
Building Type code for that category of buildings.   

 

Before the Commercial Structural Components schedule or the Commercial Base Schedule is 
built, it is important that a county define the commercial Building Types and set them up using the 
Building Types schedule found on the Commercial Improvements Menu. Once the Building Types 
are defined and set up, the County can then set up the Commercial Base Schedule and group 
commercial buildings within these broad Building Types to price them correctly, and then set up 
the Commercial Structural Components Schedule to price the structural elements of the 
Commercial Improvement. The discussion that follows on building the Commercial Structural 
Components schedule assumes that the Building Types have already been set up in WinGAP.  
Building Types will be discussed in more detail, later. 
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WinGAP is delivered to the County with a basic Commercial Structural Components schedule. 
Additions, deletions and changes can be made on the Commercial Structural Components Form 
to better localize this schedule for the County. The Structural Components list box is on the left of 
the Form. Items in the list box are arranged in Building Type order, then alphabetically by 
Structural Element, and then alphabetically by the Description of the Structural Element. Clicking 
on an item in the list box will display the valuation data for that item in the fields on the right of the 
list box. An explanation of each of the data entry fields follows. 
 
• Bldg Type: The Building Type that these Structural Components are assigned to. A Building 

Type is a homogeneous group of commercial buildings with similar characteristics. For 
example, all convenience stores could be assigned a Building Type of 13 which encompasses 
all retail structures. The Building Type ties the Structural Components back to the Commercial 
Base schedule. The county-defined Building Type codes can be any 2-digit number, and are 
set up in the Building Types Schedule. 

 
• Structural Element: The Description of the type of Structural Component, such as "Ceiling 

Finish", “Heat / AC” or "Floor Construction".  Structural Elements are preset and cannot be 
changed by the appraiser.  Following is a list of the twelve Structural Elements: 

 
• Ceiling 
• Exterior Wall 
• Floor Construction 
• Floor Finish 
• Foundation 
• Heat / AC 
• Interior Wall 
• Lighting 
• Roof Cover 
• Roof Frame 
• Wall Frame 
• Wiring 

 
 
• Description: The specific type of structural element, for example, Baseboard for the Heat/AC 

structural element. 
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• $ / Sq Ft Adj: There are five fields available to enter dollars per square foot adjustments for the 
respective Quality Classes for each Structural Component. The Quality Classes fields are 
synonymous with the following descriptions: 

 
• Quality 1 = Low Cost 
• Quality 2 = Fair 
• Quality 3 = Average 
• Quality 4 = Good 
• Quality 5 = Excellent 
 

The fields default to zero dollars for each Quality Class and are used to adjust the Commercial 
Improvement square foot costs for each Structural Component item. Values in these fields can 
be negative and take value away as well as positive to add value to the item. The $ / Sq Ft Adj 
for each item should not be changed in a County without performing significant market studies 
to determine whether this value should be increased or decreased.  It is not required that all 
Quality Classes contain a $ Sq Ft Adj.  The appraiser has complete control as to what values 
are inserted. 

 
A new Structural Components item can be added to the schedule by clicking the New Button at 
the bottom of the Form. The Building Type field will default to the first Building Type, 11, and the 
Structural Element field will default to the first type, Ceiling Finish. The combo box for each field 
can be clicked to select the appropriate Building Type and Structural Element, then the 
Description for the new item is keyed into the Description field, and values can be keyed into the 
$ / Sq Ft Adj fields to adjust the Commercial Improvement square foot costs for each Quality 
Class. The Apply or OK Buttons can be clicked to save the item to the schedule. 
 
A Structural Components item can be deleted from the schedule by first clicking on the desired 
item in the list box, and then clicking the Delete Button at the bottom of the Form. The user 
should be certain that this Structural Components item is not used by any Commercial 
Improvement prior to clicking the Delete Button. 
 
The Printer Button at the bottom left of the Form will send an image of the Form to the default 
Windows printer. The complete Structural Components schedule can be printed by going to 
Reports >> Real >> Print Schedules, or by using either the Report Designer or FoxPro. 
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Base and Extra Features Schedule items 
 
Base Schedule 
 
NOTE: Before the Commercial Base Schedule is built it is important that a county define 
the Commercial Building Types and set them up using the Building Types schedule found 
on the Commercial Improvements Menu. 
 
Pricing data for various commercial buildings distinguished by Building Type are added and 
updated through this Item on the Commercial Improvements Menu. The discussion that follows 
on building the Commercial Base Schedule assumes that the Building Types have already been 
set up in WinGAP. A sample Commercial Base Schedule is shown below. 
 

 
 
WinGAP is delivered to the County with a basic Commercial Base Schedule already set up. The 
items in the list box at the top of the Commercial Base Schedule Form are displayed in 
Description order. Clicking on an item in the list box will display the valuation data for that item in 
the fields beneath the list box. An explanation of each of the data entry fields follows. 
 
• Used as Code: A unique identifying code for each commercial building. The Used as Code, 

which is county assigned, is designed to separate commercial buildings based on their current 
use. The code can be any combination of four letters or numbers. The Edit button to the right of 
the field must be clicked to gain access to this field. The button is placed there to prevent 
inadvertent changes to the Used as Code. 

 
• Description: A Description of the Used as Code, normally the building name such as "Office".  

Thought should be given to the manner in which the description is entered.  When performing 
data entry at the parcel level, the user will be able to locate a particular commercial schedule 
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entry through an incremental search of the description.  Consequently, it might be of some 
benefit to group items by description.  For example, if there will be various types of offices 
added to the commercial base schedule, instead of keying the descriptions as Medical Office, 
General Office, etc, key them as Office – Medical, Office – General, etc.  This could make it 
easier to locate the various “used as“ types of commercial improvements. 

 
• Pricing Code: There is only one available Pricing Code, Square Foot.. All commercial buildings 

are priced by the square foot. 
 
• Bldg Type: The Building Type that this particular commercial building is assigned to. The 

selection can be made from the available choices in this combo box. A Building Type is a 
homogeneous group of commercial buildings with similar characteristics. For example, all 
offices would have a Building Type of Off, Pub Bldg, or Sch. The Building Type ties the building 
back to the Commercial Structural Components schedule. Building Type codes are county-
defined, can be any 2-digit number, and are set up in the Building Types Schedule. 

 
• Base Cost: The Base Cost is the base dollars per square foot value for this particular type of 

commercial building. What is included in the Base Cost depends upon the appraisal method 
used by the appraiser (Calculator vs Segregated Cost). For example, the shell of an Office is to 
be priced at $54.00 a square foot and the Commercial Base Cost (found in Tools >> 
Preferences) is $1.00. The Base Cost for the shell Convenience Store would be $54.00 / 
$1.00, or 54.00. Thus, 54.00 would be keyed in the Base Cost field on the Commercial Base 
Schedule Form.  

 
• NAICS: A code conforming to the North American Industrial Coding System which identifies the 

general use of the structure may be entered in this field. An entry is not required in this field. 
 
• Cost Mult: Construction Cost Modifiers are used to adjust cost for construction type. The 

suggested construction types used for commercial buildings are shown below. The 
Construction Cost Modifiers under each Construction Type 1-5 are County-defined.  The cost 
modifiers represent the cost variance between the different construction types. The method of 
determining the modifiers will be discussed later. 

 
• Life Exp: The Life Expectancy in years for the different Construction Types (see Construction 

Types, below) of Commercial Improvements.  Life Expectancy values range from 5 to 75 and 
must be in increments of 5.  The values of the Life Expectancy codes 1 – 5  should correspond 
with the Construction Cost Modifier with the same code (1-5). 

 
Construction Types 

 
  WinGAP Code   Description 

 
        1   Heavy Structural Steel 
 

      2   Reinforced Concrete 
 

      3   Masonry Load Bearing Walls 
 
        4   Wood/Steel Combustible 
 

      5   Prefab Structural Steel 
 
 
A new item can be added to the Commercial Base Schedule by clicking the New Button at the 
bottom of the Form. The Used as Code is County-defined and is entered first, (the Edit button 
must be clicked to gain access to the field) and the Description for the new item is keyed into the 
Description field. The combo box for the Pricing Code and Building Type fields can be clicked to 
select the appropriate Pricing Code and Building Type, and values can be keyed into the Base 
Cost and Table Ref fields depending upon the pricing method. Values are then keyed in the Life 
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Expectancy and Construction Cost Modifier fields. The Apply or OK Buttons can be clicked to 
save the item to the schedule. 
 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Base 
Schedule item is not used by any Commercial Improvements prior to clicking the Delete Button. 
 
The complete Base Schedule can be printed by going to Reports >> Real >> Print Schedules, 
or by using either the Report Designer or FoxPro. 
 

 

 
Extra Features 
 
Extra Features are items that are attached to or part of a Commercial Improvement but are not 
considered in the Base Cost. For example, a canopy, sprinkler system, overhead door, or loading 
dock would all be considered to be Extra Features. WinGAP is delivered to the County with a 
basic Extra Features schedule already set up. The items in the list box at the top of the 
Commercial Extra Features Schedule Form, below, are displayed in alphabetical order by 
Description. Clicking on an item in the list box will display the calculation data for that item in the 
fields beneath the list box. An explanation of each of the data entry fields follows. 
 

 
 
 
 
• Comp #: The Component number is a unique four character identifying code for each type of 

Extra Feature. The code can be any combination of four letters or numbers. An Edit button is 
located to the right of the Comp # field. The button is placed there to prevent inadvertent 
changes to the component number. If a component number is to be modified, the user must 
first click the Edit button. 

 
• Description: A Description of the Extra Feature, normally the name such as "Canopy". 
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• Pricing Method: There are three available Pricing Methods, Square Foot, Lump Sum, and 
Non-Value Item.  

 
� Extra Features that are priced by the Square Foot method will always have a Base Cost 

value in the Base Cost field.  
� Extra Features that are priced by the Lump Sum method will always have a Table Code 

reference in the Table Code field to link this item to a record in the Lump Sum Extra Features 
Table to properly price the item by the Lump Sum method. No Base Cost is required. 

� Extra Features that are descriptive in nature would use the Non-Value Item method. 
 

• Table Code: The Table Code field will contain a Table Number when the Lump Sum Method is 
used as the Pricing Method. When the Lump Sum Method is used, the Table Code must exist 
in the Extra Features schedule before the Lump Sum item is added to the Lump Sum Extra 
Features schedule. When the Lump Sum Pricing Method is selected, the Table Code text will 
transform to a Table Code button.  Clicking the button will provide the user access to the Lump 
Sum Pricing tables. 

 
• Base Cost: The Base Cost is the base dollars per square foot value for this particular type of 

Extra Feature and is used with the Square Foot Pricing Method. For example, a Canopy is to 
be priced at $5.00 a square foot and the Commercial Base Cost (found in Tools >> 
Preferences) is $1.00. The Base Cost for the Canopy would be $5.00 / $1.00, or 5.00. Thus, 
5.00 would be keyed in the Base Cost field on the Commercial Extra Features Schedule Form. 
The Base Cost can also be a negative number to subtract value from the Commercial 
Improvement based upon the criteria of the base building. 

 
A new item can be added to the Extra Features Schedule by clicking the New Button at the 
bottom of the Form. Data entry would proceed as follows: 
 

� The Component # code is County-defined and is entered first 
� The Description for the new item is keyed into the Description field.  
� The combo box for the Pricing Code can be clicked to select the appropriate Pricing 

Code 
� Values can be keyed into the Table Code, and Base Cost fields, depending upon the 

pricing method.  
� The Apply or OK Buttons can be clicked to save the item to the schedule. 

 
An Extra Feature item is edited by  
 

� clicking on the item in the list box,  
� changing the information in the desired field(s),  
� clicking the Apply or OK Button.  

 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Extra 
Features Schedule item is not used by any Commercial Improvements prior to clicking the Delete 
Button. 
 
The complete Extra Features Schedule can be printed by going to Reports >> Real >> Print 
Schedules, or by using either the Report Designer or FoxPro. 
 
 
 
Lump Sum Extra Features 
 
The Lump Sum Extra Features schedule is used to value Commercial Extra Features, such as 
Bathrooms or Sprinklers, that are priced by the Lump Sum or item method. A Lump Sum item in 
the Extra Features schedule will have a Table Code that will locate an entry in the Lump Sum 
Extra Features schedule and price the item accordingly. Also, any item in the Commercial Base 
Schedule that uses the Lump Sum method will have a Table Code that will look up an entry in the 
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Lump Sum Extra Features schedule and price the item. It is critical that an entry be made in 
this table if an Extra Feature is assigned the Lump Sum pricing method. 
 
NOTE: The Commercial Extra Features schedule, above, should be built prior to building the 
Lump Sum Extra Features schedule, shown below. 
 
Below are two examples of Lump Sum Extra Feature tables.  The first example which is present 
in the classroom data only deals with plumbing.  The other example is much more extensive.  The 
construction of this table is at the appraiser’s discretion. 
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The Lump Sum Extra Features Schedule form displays the existing schedule items in the list box 
on the top of the form. The column headings refer to the DESCRIPTION of the Lump Sum Extra 
Features item (from the Commercial Extra Features schedule), the TABLEREF code number, the 
DIM1 and DIM2 pointers, and the POINTS assigned to this type of Extra Feature. The schedule is 
indexed in Description order. The calculation data for each item in the list box can be displayed in 
the fields on bottom of the form by clicking on an item. An explanation of each of the fields on the 
schedule form follows. 
 
• Table Reference: The Table Reference code is a unique County-defined number. Letters or 

numbers can be used, such as 1-99, AA-ZZ, or 1A, 2C. If a numeric Table Reference is less 
than ten (10), it should be entered as 01(a zero followed by a 1), 02, 03, etc. The Table 
Reference should not contain any spaces. When adding an item to the Lump Sum Extra 
Features schedule, this Table Reference must already exist in the Commercial Extra Features 
Schedule. WinGAP will assign the Description of the item in the Extra Features schedule with 
this Table Reference to the Description of the Lump Sum Extra Features item. This is why there 
is no Description data entry field on the Lump Sum Extra Features form. If the Table Reference 
of the Lump Sum Extra Feature does not exist in the Extra Features schedule, the Description 
of the Lump Sum Extra Feature will say "Not currently assigned". 

 
•  Dimension 1: Dimension 1 is used as a pointer in the table for locating the proper value. It can 

represent various characteristics of an Extra Feature such as grade code, code for type, area in 
the case of sprinklers, etc. On the screen image below, there are four entries with a TableRef 
of 78.  The 78 entries represent different valuation categories for Vaults.  Dim1, in this case, 
represents the fire rating in hours.  Dim2 is not used and contains a value of 0.  The appraiser 
is responsible for maintaining the definitions of these characteristics. The value must be 
numeric, and 0 is acceptable.  During data entry of an improvement and associated extra 
features, it is not required that the user enter an exact match of the Dim1 and Dim 2 values.  
WinGAP will search the table and if no exact match is found, the lower end of the range will be 
taken.  For example, if a vault door (table reference 78) with Dim 1 of 3 is added to an 
improvement, the value will be calculated based on the value of the Dim1 coded 2 in the table. 

 

 
 
• Dimension 2: The Dimension 2 value is used to further define the Extra Feature valuation and 

is used in conjunction with Dimension 1 to locate the proper value. The value must be numeric 
and 0 is acceptable. 
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• Unit Dollars: The actual dollar cost of the Lump Sum item.  WinGAP will make the necessary 
adjustments based on the Commercial Improvement Point cost and save the Points 
accordingly. 

 
A new item can be added to the Lump Sum Extra Features Schedule by  
 

� Clicking the New Button at the bottom of the Form.  
� The Table Reference # code is County-defined and is entered first 
� The values for the Dimension 1, Dimension 2, and Unit Dollars fields are keyed.  
� The Apply or OK Buttons can be clicked to save the item to the schedule. 

 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Lump 
Sum Extra Features Schedule item is not used by any Extra Features or Commercial 
Improvements prior to clicking the Delete Button. 
 
The complete Lump Sum Extra Features Schedule can be printed by going to Reports >> Real 
>> Print Schedules, or by using either the Report Designer or FoxPro. 
 
 

Supplemental Schedule Items 
 
 
Area / Perimeter 
 
The Area / Perimeter Table contains cost factors, or multipliers, that adjust the cost of a 
Commercial Improvement for shape. These multipliers are distinguished by Building Type and are 
added and updated through the Area / Perimeter option on the Commercial Improvements sub-
menu. 
 
A basic Area / Perimeter Table is supplied with WinGAP. The Area / Perimeter Table Form, 
below, displays the existing schedule items in the list box on the left side of the form. The column 
headings refer to the Building Type, Area / Perimeter Ratio and the Multiplier (see below). The 
schedule is indexed in Building Type and Area / Perimeter Ratio order. The Building Type for the 
various Area / Perimeter Ratios and Multipliers can be selected by clicking on the Building Type 
combo box.  
 
Note:  Every Building Type must have an entry in the Area / Perimeter table.  Building 
Types must be established before Area / Perimeter entries can be made.   
 
The valuation data for each item in the list box can be displayed in the fields on the right side of 
the form by clicking on an item. An explanation of each of the fields on the Table form follows. 
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• Building Type: The Building Type for this Area / Perimeter schedule item. Building Types must 
be set up before Area / Perimeter items can be added to the schedule. The user selects the 
correct Building Type from the combo box, and tabs to the A/P Ratio field. 

 
• A / P Ratio: The Area / Perimeter Ratio is the ratio of the area of the Commercial Improvement 

to the perimeter of the Commercial Improvement. For example, a Commercial Improvement 
has 10,000 square feet and a Perimeter of 400. The Area is divided by the Perimeter, in this 
example 10000 / 400, giving an Area / Perimeter Ratio (also called the Argument) of 25. Thus, 
25 would be keyed in the Area / Perimeter field on the Area / Perimeter Table Form.  The 
appraiser can make as many entries as necessary for the various area / perimeter ratios.  
However, it is not necessary that the entries be made in increments of 1.  If an increment other 
than 1 is used and a calculated area / perimeter ratio for a commercial improvement falls 
between entries in the table, WinGAP will use the multiplier associated with the higher A/P 
ratio.  For example, if the table contains entries for A/P ratios of 20 and 25 and the ratio for the 
commercial improvement is 23, WinGAP will use the multiplier associated with 25.  Only the 
integer portion of the A/P ratio is used in the lookup.  If the A/P ratio is 20.88, WinGAP would 
use 20 as the lookup ratio. 

 
• Multiplier: Once the Area / Perimeter Ratio is determined, the Multiplier for that Area / 

Perimeter, which is a factor that adjusts for the shape of the Commercial Improvement, is keyed 
into the Multiplier field. 

 
A new item can be added to the Area / Perimeter Table by  
 

� Clicking the New Button at the bottom of the Form.  
� The Building Type should be selected first 
� The Area / Perimeter Ratio and Multiplier values can be keyed into their respective fields.  
� The Apply or OK Buttons can be clicked to save the item to the schedule. 

 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Area / 
Perimeter Table item is not used by any Commercial Improvements prior to clicking the Delete 
Button. 
 
The complete Area / Perimeter Table can be printed by going to Reports >> Real >> Print 
Schedules, or by using either the Report Designer or FoxPro. 
 
 
 
Building Types 
 
Building Types categorize Commercial Improvements based on similarities in Construction Type 
and other components, such as Area / Perimeter and Wall Height. As mentioned under 
Commercial Structural Components, above, a Building Type is a homogeneous group of 
commercial buildings that will have the same pricing/adjustments for these additional items. The 
commercial buildings in these types do not have to be of the same use as long as the costs for 
the Commercial Structural Elements, such as heating and air conditioning, are similar. The cost 
for the Commercial Structural Elements may vary between different types of buildings. 
Consequently, each group of similar buildings must have a unique code for that type of building. 
 
At the top of the next page is a suggested Building Type categorization. Once the Building Types 
are defined the county can set up the Commercial Base Schedule, the Commercial Structural 
Components Schedule, and other Commercial Improvement Schedules to price Commercial 
Improvements correctly. 
 
 
 
 
 



 23

Description 
 
Apartments, Clubhouses, Hotels 
General Stores, General Retail, Convenience Stores 
Garages, Warehouses, Airplane Hangers, Industrial Buildings 
Office Buildings, Public Buildings, Schools 
Churches, Theaters, Auditoriums 
Sheds and Farm Buildings 
Schools and Classrooms 
Special Supplemental Cost 
Miscellaneous 
 
WinGAP is delivered to the County with a single Building Type that will display in the list box on 
the left side of the Building Type Form, as seen in the first image below. Also shown below is 
another example of a Building Type schedule.  The construction of this table, as well as all other 
commercial tables, is at the discretion of the appraiser. 
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Additions or changes can be made to better localize this schedule for the County. A maximum of 
999 Building Types can be added to the schedule, and there must be at least ONE Building Type 
in the schedule. A new item can be added to the Building Types Schedule by  
  

� Clicking the New Button at the bottom of the Form 
� Completing the Description field (the Code field above is automatically filled in by 

WinGAP).  
� The Apply or OK Buttons can be clicked to save the new item to the schedule. (The 

Values fields are not used with the Building Type schedule). 
 
At the present time, it is not possible to delete an item from the Building Type Schedule. The 
complete Building Type Schedule can be printed by going to Reports >> Real >> Print 
Schedules, or by using either the Report Designer or FoxPro. 
 
 
 
 
Wall Height 
 
The Wall Height Table contains cost factors, or multipliers, that allow for adjustments based on 
the height of the walls of a Commercial Improvement. These multipliers are distinguished by 
Building Type and are added and updated through the Wall Height option on the Commercial 
Improvements sub-menu. Note:  Every Building Type must have an entry in the Wall Height 
table.  Building Types must be established before Wall Height entries can be made.   
 

 
 

 
A basic Wall Height Table similar to the example above is supplied with WinGAP. The Wall 
Height Table Form displays the existing schedule items in the list box on the left side of the form. 
The column headings refer to the Building Type, Wall Height and the Multiplier (see below). The 
schedule is indexed in Building Type and Wall Height order. The Building Type for the various 
Wall Heights and Multipliers can be selected by clicking on the Building Type combo box. The 
valuation data for each item in the list box can be displayed in the fields on the right side of the 
form by clicking on an item. An explanation of each of the fields on the schedule form follows. 
 
• Building Type: The Building Type for this Wall Height schedule item. Building Types must be 

set up before Wall Height items can be added to the schedule. The user selects the correct 
Building Type from the combo box, and tabs to the Wall Height field. 

 
• Wall Height: The Wall Height is just that, the Wall Height, in feet, of the Commercial 

Improvement. If the Improvement has more than one story, the Wall Heights for the stories are 
averaged. For example, a 5 story building that is 60 feet tall would have a Wall Height of 12 
feet. The appraiser can make as many entries as necessary for the various wall heights.  
However, it is not necessary that the entries be made in increments of 1.  If an increment other 
than 1 is used and a wall height for a commercial improvement falls between entries in the 
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table, WinGAP will use the multiplier associated with the lower wall height.  For example, if the 
table contains entries for wall heights of 20 and 25 and the commercial improvement has a wall 
height of 23, WinGAP will use the multiplier associated with 20. 

 
• Multiplier: The Multiplier is a factor that adjusts the commercial improvement value for the Wall 

Height of the Commercial Improvement. 
 
A new item can be added to the Wall Height Table by  
 

� Clicking the New Button at the bottom of the Form.  
� The Building Type should be selected  
� The Wall Height and Multiplier values can be keyed into their respective fields.  
� The Apply or OK Buttons can be clicked to save the item to the schedule. 

 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Wall 
Height Table item is not used by any Commercial Improvements prior to clicking the Delete 
Button. 
 
The complete Wall Height Table can be printed by going to Reports >> Real >> Print 
Schedules, or by using either the Report Designer or FoxPro. 
 
 
 
Commercial Rank 
 
The Commercial Rank Table contains cost factors, or multipliers, that allow for adjustments to 
extra feature values based on the quality class of any commercial extra feature relative to the 
improvements grade. These multipliers are added and updated through the Rank option on the 
Commercial Improvements sub-menu. 
 

 
 
 
A basic Rank Table similar to the example above is supplied with WinGAP. The Rank Table Form 
displays the existing schedule items in the list box on the left side of the form. The column 
headings refer to the Rank, the Rank Code, associated Description, and the Multiplier (see 
below). The schedule is indexed in Rank order. WinGAP is supplied to the County with a listing of 
five (5) Ranks and Multipliers, ranging from Excellent with a Multiplier of 1.5 to Poor with a 
Multiplier of 0.5. An explanation of each of the fields on the schedule form follows. 
 
• Description: The Description, of the Rank, such as Excellent or Low Cost. 
 
• Rank: The code of the Rank.  This field is a single position, and numbers (1 through 9) or 

letters (A through Z) or can be used, which provides the capability of adding 35 different ranks. 
 
• Multiplier: The Multiplier is a factor that adjusts for the quality class of the Extra Feature. 
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The valuation data for each item in the list box can be displayed in the fields on the right side of 
the form by clicking on an item. A Rank item can be edited by clicking on the item in the list box 
and changing the data in the desired field. A new Rank item can be added to the Rank Table by  
 

� Clicking the New Button at the bottom of the Form.  
� The Description, Rank Number, and Multiplier values can be keyed into their respective 

fields.  
� The Apply or OK Button can be clicked to save the item to the schedule. 

 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Rank 
Table item is not used by any Commercial Improvements prior to clicking the Delete Button. 
 
The complete Rank Table can be printed by going to Reports >> Real >> Print Schedules, or by 
using either the Report Designer or FoxPro. 
 
 
Improvement Labels 

 
Improvement Labels (Primary / Upper / Interior / Additions / Appendages)  
 
The Improvement Labels schedule holds adjustments for user defined story height labels.  In 
addition to story height adjustments, the appraiser can also key factors that are used in the 
process of calculating total heated area.  The Improvement Labels Form is shown below.  
 

 
 

• Label: The label is a 4 position user defined field.  Almost any combination of letters and 
numbers can be used to create labels.  The only exceptions are commas and semicolons; 
neither of which should be used in defining a label. 
 

• Description: The description is also a user defined field that better describes the associated 
label.  The description should be clear and precise enabling the user to clearly identify which 
label is appropriate to assign to a polygon when sketching takes place. 

 
• Label Type: The label type is a drop down list of the 4 options that are available for selection.  

The available label types are: 
 

o Addition – identified as a double black line when sketched 
o Appendage – identified as a solid blue line when sketched 
o Interior – identified as a broken green line when sketched 
o Primary – identified as a solid red line when sketched  
o Upper – identified as a broken purple line 
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Interior, Primary, and Upper are the three label types that are assigned story height (cost) 
factors which are used in the adjustment of the base dollars.  Interior and Upper label types 
are often referred to as “upper level” labels since they are normally used to define sketches 
that represent an upper level footprint.  Primary labels are generally assigned to lower level 
footprints.  Primary, Interior, and Upper labels contribute to the accumulation of heated area.  
Addition and Appendage label types function only in a descriptive manner with regard to 
Commercial Improvements. 

 
• Cost / SQFT: contains the cost for Addition and Appendage label types.  For commercial 

improvements, additions and appendages are currently not priced from their sketches but 
from the Extra Feature schedules.  However, due to validation routines a value of 1.00 must 
be keyed in this field. 

 
• Cost Factor: The story height adjustment for Interior and Primary label types.  Other label 

types should be assigned a cost factor of 1.00.  The cost factor should depict the difference 
in value that is attributable to the label and associated construction. 

 
• Area Factor: The adjustment that is made to the square footage of a polygon or sketched 

area.  The resulting adjusted square footage is then added to the total area.  Addition and 
Appendage label types should be assigned an area factor of 1.00. 

 
A story height level of 1.0 story would more than likely be assigned an area factor of 1.00.  
A 1.5 story label would perhaps have an area factor of 1.50.   An interior label of 2

nd
 

designed to accommodate a second floor upper level would also carry an area factor of 
1.00.  A 2st Primary label that was used to define a two story polygon would be assigned 
an area factor of 2.00 to account for the upper level since the label would be attached to 
the ground floor footprint. 

 
A NEW Improvement Label can be added to the Commercial Improvement Labels schedule by: 
 

� clicking the New button 
� clicking the Com radio button in the Building Type section 
� clicking in the Label field (make sure the cursor is at the far left of the field) and keying 

the new Improvement Label 
� using the Tab key to go to the rest of the data entry fields where the new information can 

be keyed 
� the Apply or OK Button should be clicked to save the data 

 
Labels can be edited by:  
 

� Clicking the Com radio button in the Building Type section 
� Selecting the label in the list box 
� Modifying the fields where data should be changed 
� Clicking Apply to save 

 
An Improvement Label cannot be deleted from the schedule by the user. If the County wishes to 
delete a Commercial Improvement Label, it can be handled by any WinGAP Agent during an 
Online Support Session. 
 
The Commercial Improvement Labels schedule can be printed by going to Reports >> Real >> 
Print Schedules, (called Commercial Sketch Labels) or by using either the Report Designer or 
FoxPro. 
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Income Models 
 
Introduction 
 
The last item on the Tools >> Schedules / Tables Menu, Income Models, presents a schedule 
that defines the models used in the pricing of Real Property with the Income Method of Valuation. 
The Income Models schedule must be set up prior to using the Income approach to value 
property. The Income Models menu item allows the appraiser to establish models that will be 
used in the valuation of commercial improvements.  The appraiser may create as many models 
as necessary choosing from four (4) different model types. 
 
Clicking on the Income Models option on the Tools >> Schedules / Tables Menu will produce 
the following message if no Income Models exist: 
 

 
 
Clicking the OK button will take the user to the empty Define Income Models schedule form, as 
seen below. 
 

 
 

The New button should be clicked to begin adding Income Models. 
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 If Income Models exist, clicking on the Income Models option on the Tools >> Schedules / 
Tables Menu will produce the Define Income Models schedule form, as seen below. 
 

 
 
The column headings refer to  
 
• Model Key  
• Model Type 
• Description  
• Unit 1 Description 

 
Additional headings can be displayed by sliding the horizontal scroll bar to the right.  The other 
available headings are:  
 
• Unit 1 Rent 
• Unit 2 Description 
• Unit 2 Rent 
• Unit 3 Description 
• Unit 3 Rent 
• Unit 4 Description 
• Unit 4 Rent 
• Unit 5 Description 
• Unit 5 Rent 
• Unit 6 Description 
• Unit 6 Rent  
• Square Feet  
• Room  
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• GRM  
• Vacancy  
• Expense 
• CapRate 
• Monthly 
• Comments 
 
The column headings represent data fields in the inc_model.dbf where the information is stored 
for each income model. The schedule is indexed in Model Key order. 
 
 
Setting Up Income Models 
 
The first step in setting up Income Models is to define the Model Type. There are four Income 
Models: 
 
• $ / SF: If the income of the property is based on a dollars per square foot rate, then this Model 

Type option should be checked. Properties that would use this valuation option include 
warehouses and other large storage facilities. 

• $ / Room: If the property's income is related to the number of rooms, then this Model Type 
option should be checked. Properties that would use this valuation option include offices and 
other similar types of commercial properties. 

• $ / Bedroom: If the rental income of the property is based on based on the number of 
bedrooms, then this Model Type option should be checked. Apartment complexes would 
examples of properties receiving income in this manner. 

• GRM: If the property is to be valued by a Gross Rent Multiplier, then this Model Type option 
should be checked. Any property type may be valued by a GRM. 

 
The Model Type selection will determine which of the remaining items are available for data entry. 
The following table defines the relationship between the model types and the income fields. 
 

Model Type No Model Type Income Field 
1 $ / SF $ / SF 
2 $ / Room $ / Room 
3 $ / Bedroom Unit Description & Unit Rent 
4 GRM Unit Description, Unit Rent & GRM 

 
The Model Description field is used with all Model Types. All model types with the exception of 
GRM will have the Vacancy %, Expense % and Cap Rate fields available.  The Cap Rate field will 
not be open for data entry when GRM is selected as a Model Type.. 
 
A new Income Model item can be added to the schedule by  
 

� Clicking the New Button at the bottom of the Form.  
� The Model Type should be selected first from one of the four available options 
� The Description of the Model should be keyed.  
� Then the values are keyed into the appropriate income fields.  
� The Apply or OK Buttons can be clicked to save the item to the schedule. 

 
An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Income 
Models schedule item is not used by any Commercial Improvements prior to clicking the Delete 
Button. The complete Income Models schedule can be printed by using either the Report 
Designer or FoxPro. 
 
An explanation of each of the fields, for each Income Model Type, on the Define Income Models 
Form follows. 
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$ / SF Model Type 
 
The fields available for the $ / SF Model Type are as follows: 
 
• Model Key (only shown in list box):  The model key is a unique number that is assigned by 
WinGAP.  It is used to link the schedule model to the commercial improvements that the model 
has been assigned to.0 
• Model Type:  Discussed earlier under Setting Up Income Type Models. 
• Model Description: The appraiser’s definition or title for the income model being added, such 

as Apartments. The description can be as detailed as will fit in the 38 character wide field. From 
the Model Description field the Tab key will take the user to the first of six Unit Description and 
Unit Rent fields. 

• $ / SF: The dollars per square foot rental rate for this property type. 
• $ / Room: Not available for this Model Type. 
• GRM: Not available for this Model Type. 
• Vacancy %: The standard percentage of vacancy for the property type. This should be entered 

as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would 
be entered as 10, not .10. 

• Expenses %: The standard allowable expense percentage for the property type. This should 
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense 
rate should be entered as 30, not .30. 

• Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be 
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be 
entered as 8.25. 

• Monthly Rate: The checkbox defines the income term.  If the $ / SF rent is a monthly rate 
instead of an annual rate, this box should be checked. WinGAP will convert monthly rents to 
annual terms during the income valuation.  If the box is unchecked, the rent will represent an 
annual amount. 

• Comments: Comments about the Model Type and valuation method can be entered into this 
field 

 
Once all the data is entered for the Model Type, the Apply button can be clicked to save the 
Model Type. An example is shown on the next page for the $ / SF Model Type called "Moss Point 
Manor". 
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$ / Room Model Type 
 
The fields available for the $ / Room Model Type are as follows: 
 
• Model Key (only shown in list box):  The model key is a unique number that is assigned by 
WinGAP.  It is used to link the schedule model to the commercial improvements that the model 
has been assigned to.0 
• Model Type:  Discussed earlier under Setting Up Income Type Models. 
• Model Description: The description of the Income Model, such as Apartments. The 

description can be as detailed as will fit in the 38 character wide field. From the Model 
Description field the Tab key will take the user to the first of six Unit Description and Unit Rent 
fields. 

• $ / SF: Not available for this Model Type. 
• $ / Room: The rent per room expressed as dollars per Room for this Model Type. 
• GRM: Not available for this Model Type. 
• Vacancy %: The standard percentage of vacancy for the property type. This should be entered 

as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would 
be entered as 10, not .10. 

• Expenses %: The standard allowable expense percentage for the property type. This should 
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense 
rate should be entered as 30, not .30. 

• Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be 
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be 
entered as 8.25. 

• Monthly Rate: If the $ / SF rent is a monthly rate instead of an annual rate, this box should be 
checked. 

• Comments: Comments about the Model Type and valuation method can be entered into this 
field 
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Once all the data is entered for the Model Type, the Apply button can be clicked to save the 
Model Type. An example is shown below for the $ / Room Model Type called "Cove Street 
Market Place". 
 

 
 
 
 
$ / Bedroom Model Type 
 
The fields available for the $ / Bedroom Model Type are as follows: 
 
• Model Key (only shown in list box):  The model key is a unique number that is assigned by 
WinGAP.  It is used to link the schedule model to the commercial improvements that the model 
has been assigned to.0 
• Model Type:  Discussed earlier under Setting Up Income Type Models. 
• Model Description: The description of the Income Model, such as Apartments. The 

description can be as detailed as will fit in the 38 character wide field. From the Model 
Description field the Tab key will take the user to the first of six Unit Description and Unit Rent 
fields. 

• Unit Description: A Description of each of the types of Units is keyed in these fields. 
• Unit Rent: The Unit Rent associated with each type of Unit is keyed into these fields. 
• $ / SF: Not available for this Model Type. 
• $ / Room: Not available for this Model Type. 
• GRM: Not available for this Model Type. 
• Vacancy %: The standard percentage of vacancy for the property type. This should be entered 

as a whole number, not the decimal equivalent of the percentage. A 10% Vacancy Rate would 
be entered as 10, not .10. 
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• Expenses %: The standard allowable expense percentage for the property type. This should 
be entered as a whole number, not the decimal equivalent of the percentage. A 30% expense 
rate should be entered as 30, not .30. 

• Cap Rate: The standard Capitalization Rate for the property type. The Cap Rate should be 
entered as two whole numbers followed by three decimals. A Cap Rate of .0825 should be 
entered as 8.25. 

• Monthly Rate: If the $ / SF rent is a monthly rate instead of an annual rate, this box should be 
checked. 

• Comments: Comments about the Model Type and valuation method can be entered into this 
field 

 
Once all the data is entered for the Model Type, the Apply button can be clicked to save the 
Model Type. An example is shown below for the $ / Bedroom Model Type called "Stonecrest". 
 

 
 
 
 
 
GRM Model Type 
 
The fields available for the GRM Model Type are as follows: 
 
• Model Key (only shown in list box):  The model key is a unique number that is assigned by 
WinGAP.  It is used to link the schedule model to the commercial improvements that the model 
has been assigned to.0 
• Model Type:  Discussed earlier under Setting Up Income Type Models. 
• Model Description: The description of the Income Model, such as Apartments. The 

description can be as detailed as will fit in the 38 character wide field. From the Model 
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Description field the Tab key will take the user to the first of six Unit Description and Unit Rent 
fields. 

• $ / SF: The dollars per square foot rental rate for this property type. 
• $ / Room: The dollars per room for this Model Type. 
• GRM: The Gross Rent Multiplier for this Model Type. 
• Vacancy %: Not available for this Model Type. 
• Expenses %: Not available for this Model Type. 
• Cap Rate: Not available for this Model Type. 
• Monthly Rate: Not available for this Model Type. 
• Comments: Comments about the Model Type and valuation method can be entered into this 

field 
 

Once all the data is entered for the Model Type, the Apply button can be clicked to save the 
Model Type. An example is shown below for the GRM Model Type called "Woodsong". 
 

 
 

At the conclusion of entering the Income Model Types, the OK button can be clicked to save the 
last Income Model entered and exit the Income Models schedule. 
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Income Details 
 
The Income Form is used to add, edit, or delete information used to value property by the Income 
Approach. The Form is accessed by clicking the Income Button located on the bottom right of 
the Real Property General Information Form, as seen below 
 

 
 

If the parcel has an existing Income Detail record, a star "*" will appear on the Income Button, as 

seen below. 

 
 

Clicking this button will take the user to the existing Income Details Form, as seen on the next 
page. The Income Model Type used to value this property will be highlighted in the list box at the 
top of the Income Details Form. 
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Adding an Income Details record to the parcel 
 
When the Income Form is first accessed, and no Income information has yet been added for the 
Parcel, the data entry fields on the Income Details Form are "grayed out", as seen on the next 
page. To add new Income information, the user must click the New Button on the Income Form to 
gain access to these fields. (NOTE:  Only one Income Details record can be added for each 
parcel.) 
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The existing Income Models display in the list box at the top of the Form. When adding any 
property on the Income Details Form, the correct Model Type must first be selected from this list. 
 
After clicking the New Button the user must first select the correct Model Type, as mentioned 
earlier, in the list box at the top of the Income Details Form. Selecting the Model Type will display 
the appropriate data entry fields on the Income Details Form for that Model Type, as shown on 
the next page, where the Income Model that is selected is a $/SF Model type called Moss Point 
Manor. 
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The user then adds the remaining data and/or adjustments required to generate an Income Value 
for the property. A discussion of all fields on the Income Details Form follows.  
 

 
Valuation Details section 
 
• Unit Description/Base Rate: Directly beneath the Valuation Details heading on the Income 

Details Form are the Unit Descriptions and Base rates.  This information is taken from the 
Income Schedule for that Income Model Type. These items are not accessible on the Income 
Details Form. Depending on the Model Type, the appropriate field(s) will be completed from 
schedule information.  For example, under the $ / SF Model Type the Base amount will be 
placed on the $/SF row as shown above. 

• Adj: An appraiser determined adjustment for this particular property can be keyed here.  The 
expression should be expressed as a percentage with no decimal places. 

• Final: The Base Rate multiplied times any adjustment will produce the Final value for that 
individual type. 

• Units: The number of Units in the property that are of that type. 
• Income: The total Income from that type.  The Income is generated by WinGAP using the 

following formula:  Base x Adj x Units. 
• Misc. Income: Any miscellaneous income derived from the property. 
• PGI: The Potential Gross Income is calculated by WinGAP based on the Model Type and 

data provided. 



 40

• NOI: The Net Operating Income is calculated by WinGAP based on the Model Type and data 
provided. 

• Total Value: The Total Value represents the value of land and improvements based on the 
Model Type and data provided. 

• Personal Value:  Any personal property value that should be deducted from the Total Value 
should be entered in this field. 

• Real Value:  The Real Value is calculated by subtracting Personal Value from Total Value. 
• Land Value: The land value that the Income property resides on.  The Land Value is taken 

from the Fair Market Value of the land which is generated from the land schedules and land 
characteristics. 

• Imp Value: The Real Value minus the Land Value.  The Land Value and Imp Value are 
separated to conform with Georgia Code which requires that land and improvement values 
be separated for digest purposes. 

 

Income as Current Value checkbox 
 
This box should be checked if the Income Value is to be placed on the digest.  If the box is 
checked, the user will see the text Income highlighted in red to the right of the Current Value field 
on the Real Property General Information Form. 
 
Reset Buttons 
 
The Reset Buttons beneath the Adj and Units fields can be clicked to reset the values in those 
fields to zero and quickly restart the Income valuation process. 
 
Dig Class Checkboxes 
 
The appropriate Digest Class for the Income property can be selected by clicking in one of the 
Dig Class checkboxes. 
 
Comments 
 
Any comments about this Income property can be entered in this field. 
 
Model Term (Annual/Monthly) 
 
The Income Model Term displays on the lower left of the Income Details Form. If the Monthly 
Rate option is checked on the Income Model Form for that Model, the Model Term will be 
Monthly; otherwise it will display as Annual. 
 

$ / SF Income Model Type 
 
After all the information is added and the user clicks apply, the Income Details Form for the $ /SF 
Income Model Type, Model Type 1, appears as shown on the next page. 
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$ / Room Income Model Type 
 
The Income Details Form for a $ / Room Income Model Type, Model Type 2, would appear 
similar to the one below. 
 

 
 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 



 43

$ / Bedroom Income Model Type 
 
The Income Details Form for a $ / Bedroom Income Model Type, Model Type 3, would appear 
similar to the one below. 
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GRM Income Model Type 
 

Finally, the Income Details Form for a GRM Income Model Type, Model Type 4, would appear 
similar to the one shown below. 
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Income as Current Value checkbox 
 
As mentioned earlier, if the Income Value is to be used as the Parcel Current Value, a checkmark 
should be place in the Income as Current Value checkbox at the bottom right of the Income 
Details form, as seen below. 
 

 
 

 

The Income Value will be used as the Current Value of the Parcel, and will be displayed in the 
Current Value and Curr-MAV fields in the Values section on the Real Property General 
Information form, next page. 
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The text Income will be highlighted in red to the right of the Current Value field on the Real 
Property General Information Form. 
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Depreciation 
 
Commercial improvement depreciation factors are found in a depreciation table that is created 
and maintained by the appraiser.  The table can be accessed through the WinGAP menus and 
consists of age increments with life expectancies. 
 
Depreciation Menu 
 
Access to the commercial depreciation table is via the Tools >> Depreciation >> Commercial 
Tables menu option as shown below. 
 

 
 

Commercial Depreciation 
 
The Commercial Depreciation table appears as shown below: 
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As stated above, the table consists of age increments and associated life expectancies ranging 
from 5 to 75 years.  Grades will always be 1.00 since the lookup in the table is based only on the 
age and life expectancy.  Depreciation factors assigned to the life expectancies should represent 
percent good.   
 
As many age increments as needed can be added.  It is not necessary for age to be in 
increments of 1.  If larger increments are used, an interpolation routine is used to determine the 
depreciation factor for an age that falls between two increments.  Following are the steps used in 
the interpolation routine. 
 

1. Depr Increment =  abs(Depr from Lower Age Level – Depr from Higher Age Level) 
 

2. Inc Factor        =  Depr Inc / abs(Higher Age Level – Lower Age Level) {rnd to 2 dec) 
 

3. Depr Adj         =  (Act Age – Lower Age Level)  * Inc Factor  {rnd to 2 dec) 
 

4. Calc Dep         =  Depr from Lower Age Level – Depr Adj 
 
Following is an example of interpolating depreciation using a commercial improvement with an 
age of 7 and a depreciation table with a 5 year age level with deprecation of 95 and a 10 year age 
level with depreciation of 82. 
 

Age Depr Factor 
5 .95 

10 .82 
 
Dep Increment =  .95 – .82 = .13 
Inc Factor        =  .13 / abs(10 – 5) = .13 /  5 = .03  {round to 2 dec} 
Depr Adj          =  (7 – 5) * .03 = 2 * .03 = .06      {round to 2 dec} 
Calc Dep         =  .95 – .06 = .89 
 

New entries are made to the depreciation table by  
 

� Clicking New  
� Entering 1.00 in Grade  
� Entering appropriate data in Age and Depreciation Factors 
� Clicking Apply to save.   

 
Existing information can be modified by  
 

� Selecting the appropriate grade-age combination from the list 
� Modifying the data  
� Clicking Apply to save. 

 
Depreciation Table entries can be removed by selecting the grade-age combination from the list 
and clicking Delete. 
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Commercial/Industrial Improvement Calculations 
 
The formula for calculating the value of a commercial/industrial structure is as follows: 

 
Comm Base Cost * Used As Cost * St Ht Mod * Wall Ht Mod * A/P Mod * Const Cost Mod = 
$/Sq Ft before Adds (2) 
 
$/Sq Ft before Adds * Grade = Adj $/Sq Ft before Adds (6) 
 

(($Found * %Cov *St Ht) + ($WallFr* %Cov *St Ht) + ($ExWall* %Cov *St Ht) + ($RoofFr* 
%Cov *St Ht) + ($RoofCv* %Cov *St Ht) + ($FlrCon* %Cov *St Ht) + ($FlrFin* %Cov *St Ht) + 
($IntWall* %Cov *St Ht) + ($ClgFin* %Cov *St Ht) + ($Wire* %Cov *St Ht) + ($Light* %Cov 
*St Ht) + ($HeatAc* %Cov *St Ht)) * Grade = Adj $Adds Sum (6) 
 
Adj $Adds Sum + Adj $/Sq Ft before Adds = $/Sq Ft (6) 
 
$/Sq Ft * Bldg Base Area = RCN Structure Value 
 
RCN Struc Value * Phy Dep * Econ Ob * Func Ob * Other * Pct Comp * Neighborhood Fac = 
Structure Value 
 
 
If Extra Feature is valued by the Sq Ft…… 
      
Comm Base Cost * Used As Cost * Rank Mult * Area = Raw EF Value 
Raw EF Value * Grade * Phy Dep * Econ Ob * Func Ob * Other * Pct Comp * Nghbd Fac = EF 
Value 
  
 
If Extra Feature is valued by the Lump Sum…… 
 
Unit Dollars * Rank Mult * Num of Units = Raw EF Value 
Raw EF Value * Grade * Phy Dep * Econ Ob * Func Ob * Other * Pct Comp * Nghbd Fac = EF 
Value 

 
 
If Extra Feature value is Overridden…… 
 
Override Value = OV EF Value 
 
Sum of EF Value  + OV EF Value = Tot EF Value 
 
Structure Value + Tot EF Value = Bldg/Section FMV 
 
 
An explanation of some of the above calculation variables follows below: 
 
Comm Base Cost … The commercial Bldg Base Cost that is found in Preferences. 
 
Used As Cost … The Used As Cost is found in the Commercial Base Schedule and labeled as 
Base Cost.  For extra features, the modifier is found on the Extra Feature schedule and is also 
labeled as Base Cost. 
 
St Ht Mod … The Story Height Modifier can be located in Improvement Labels schedule. 
 
Wall Ht Mod … The adjustment that is made for the average wall height of the structure.  If the 
structure is multi-storied, the average wall height is the total height of the building divided by the 
number of stories.  The Wall Ht Mod is found in the Wall Height schedule.  If a wall height is not 
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found in the table, the adjustment is the modifier assigned to the lower of the table wall heights 
that the lookup is found to be between. 
 
A/P Mod … The area/perimeter adjustment is found in the Area / Perimeter schedule.  The 
lookup in the table is an area to perimeter ratio.  The base area of the building is divided by the 
base area perimeter producing a ratio or lookup argument. The ratio is NOT rounded. Instead, 
only the integer portion of the A/P ratio is used in the lookup. If the ratio falls between two values, 
the modifier associated with the higher argument is used. 
 
Const Cost Mod … The Construction Cost Modifier is found in the Commercial Base schedule 
and is identified as one of the Construction Cost Modifiers.  The type of building construction and 
associated code dictates which modifier to use. 
 
$Found, $WallFr, etc … These represent dollar per square foot adjustments that are made to 
the structure based on the structural elements, their quality assignment, and the value placed in 
the Structural Components schedule. 
 
Bldg Base Area … The ground floor area of the structure or section that is being valued.   
 
Rank Mult … The rank multiplier is used to adjust the value of an extra feature based on the 
quality.  The multiplier is found in the Rank schedule.  The codes distinguish various categories of 
extra feature quality classes that are established by the appraiser. 
 
Lump Sum Value … The lump sum value is the value of an extra feature that is found in the  
Lump Sum Extra Features schedule.  This table should not to be confused with the Extra 
Features base schedule.   The value found in the Lump Sum Extra Features schedule is 
expressed as a dollar amount which has been adjusted for point cost. 
 
 

Classroom Example 
 
Using the schedules in the Appendix and the worksheets on the following pages, the calculation 
process can be illustrated using a building with the following characteristics: 
 

Item Value 
Use Bank - Branch 
Construction Type Con Blk with Brick Veneer(Type 4) 
Story Height 2.0 
Area 5000 sf on ground floor 
Perimeter 350’ 
Bldg Height 28’ 
Floor Covering Carpet & Tile – Avg Quality 
Heat Cent Heat / AC – Avg Quality 
Grade 100 
Year Built 1985 
Canopy 600 sf with a rank of Average 
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Commercial/Industrial Improvement 
Calculation Worksheet (Classroom Example) 

 

A blank worksheet that can be used as a guide in the valuation of commercial/industrial 
improvements can be found on pages 53-54.  Additional worksheets are also on pages 103-110 
and in the handout called Commercial Pricing Worksheets.  Numbers in parenthesis indicate the 
decimal positions to which the calculated value must be rounded in order to produce the exact 
value generated by the WINGAP calculation routine. The example below, as entered in WinGAP, 
is shown on page 55. 
 

Comm Base Cost  1.00 
Used As Cost (pg 114) X 83.00 
St Ht Mod (pg 125) X 1.80 
Wall Ht Mod (low end) (pg 
118) 

X 1.06 

A/P Mod (high end)  (pg 116) X 1.02 
Const Cost Mod  (pg 114) X .95 
$/Sq Ft before Adds (2) = 153.45 
Grade X 1.00 
Adj $/Sq Ft before Adds (6) = 153.450000 
$Total Adj Adds (6) + 12.960000 
$Sq Ft (6) = 166.410000 
Bldg Base Area X 5000 
RCN Structure Value (0) = 832,050 
Phy Dep X .85 
Econ Obsol X 1.00 
Func Obsol X 1.00 
Other Factor X 1.00 
Pct Complete X 1.00 
Neighborhood Factor X 1.00 
Structure Value  (0) = 707,243 
Extra Feature Value + 2,550 
Bldg/Section Value = 709,793 
FMV  (0)  709,793 

 
 
 

Adds Sum Calculations (Classroom Example) 
Struc Element $ / SF  % 

Coverage 
 Sty Ht Fact  Adj $ / SF 

(2) 
Foundation  X  X  =  
Wall Frame  X  X  =  
Exterior Wall  X  X  =  
Roof Frame  X  X  =  
Roof Cover  X  X  =  
Flr Construction  X  X  =  
Floor Finish (pg 120) 2.70 X 1.00 X 1.80 = 4.86 
Interior Wall  X  X  =  
Ceiling Finish  X  X  =  
Wiring  X  X  =  
Heat / AC  (pg 120) 4.50 X 1.00 X 1.80 = 8.10 
Total Adds ∑ 12.96 
Grade X 1.00 
Adj Adds (6) = 12.960000 
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Extra Feature Square Foot Calculations (example) 
Comm 

Base Cost 
X Used 

As 
Cost 

X Rank 
Mult 

X Area = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

1.00 X 5.00 X 1.00 X 600 = 3000 X 1.00 X .85 = 2550 
 X (Pg 

122) 
X  X  =  X  X  =  

 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  

    
                       

Extra Feature Lump Sum Calculations – WinGap Calculation (example) 
Table Points X Comm 

Pt Cost 
X Rank 

Mult 
X Units = Raw EF 

Value (0) 
 Grade  Accum 

Other 
Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 
 
 

Extra Feature Lump Sum Calculations – User Calculation (example) 
 

Unit 
Dollars 

X Rank 
Mult 

X Units = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  

 
 

Extra Feature Overrides (example) 
Extra Feature #  Value 

 +  
 +  
 +  
 +  
 +  
 +  
Sum of EF Ovr’s =  

 
 

Extra Feature Value Consolidation (example) 
Sum EF Values  2550 
OV EF Values +  
Total EF Values = 2550 
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Commercial/Industrial Improvement 
 Calculation Worksheet 

 
Comm Base Cost   
Used As Cost X  
St Ht Mod X  
Wall Ht Mod (low end) X  
A/P Mod (high end) X  
Const Cost Mod X  
$/Sq Ft before Adds (2) =  
Grade X  
Adj $/Sq Ft before Adds (6) =  
$Total Adj Adds (6) +  
$Sq Ft (6) =  
Bldg Base Area X  
RCN Structure Value (0) =  
Phy Dep X  
Econ Obsol X  
Func Obsol X  
Other Factor X  
Pct Complete X  
Neighborhood Factor X  
Structure Value  (0) =  
Extra Feature Value +  
Bldg/Section Value =  
FMV  (0)   

 
 

Adds Sum Calculations (example) 
Struc Element $ / SF  % 

Coverage 
 Sty Ht Fact  Adj $ / SF 

(2) 
Foundation  X  X  =  
Wall Frame  X  X  =  
Exterior Wall  X  X  =  
Roof Frame  X  X  =  
Roof Cover  X  X  =  
Flr Construction  X  X  =  
Floor Finish  X  X  =  
Interior Wall  X  X  =  
Ceiling Finish  X  X  =  
Wiring  X  X  =  
Heat / AC  X  X  =  
Total Adds ∑  
Grade X  
Adj Adds (6) =  
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Extra Feature Square Foot Calculations (example) 
Comm 

Base Cost 
X Used 

As 
Cost 

X Rank 
Mult 

X Area = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  

    
                       

Extra Feature Lump Sum Calculations – WinGap Calculation (example) 
Table Points X Comm 

Pt Cost 
X Rank 

Mult 
X Units = Raw EF 

Value (0) 
 Grade  Accum 

Other 
Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 
 
 

Extra Feature Lump Sum Calculations – User Calculation (example) 
 

Unit 
Dollars 

X Rank 
Mult 

X Units = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  

 
 

Extra Feature Overrides (example) 
Extra Feature #  Value 

 +  
 +  
 +  
 +  
 +  
 +  
Sum of EF Ovr’s =  

 
 

Extra Feature Value Consolidation (example) 
Sum EF Values   
OV EF Values +  
Total EF Values =  
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The appraiser can visualize and follow the WinGAP pricing for the Classroom Example, above, 
after data entry is completed by clicking on the Pricing button on the Commercial Improvement 
screen, as shown in the example below. 

 

 
 

After clicking on the Pricing button, the appraiser is presented a screen showing the calculation 
details associated with the structure. 
 

 
 
The above information could be of assistance when explaining the calculation process to another 
party or in determining the cause of a problem in the improvement’s value. 
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Development of 

Commercial / Industrial Improvement Schedules 
 

 
The development of improvement schedules for commercial and industrial properties requires the 
appraiser to decide certain issues upfront.  One of the issues in question is the assignment of 
codes for building types, extra feature rankings, life expectancy, quality classes for adds, and 
construction class.  The other issue is the basis on which the commercial/industrial base values 
are established. 
 
 
Building Types 
 
The various types of buildings will need to be grouped into homogeneous categories.  Each 
homogeneous category will be will be entered via the Tools >> Schedules / Tables >> 
Commercial Improvements >> Building Type option within the data entry field Description.  
These Building Type categories must be established before the base schedule or any other 
tables can be built.   An example of Building Types can be found in the table below.  The code is 
assigned by WinGAP. 
 

Description Code 
Apartments, Clubs, Hotels 11 
Dwellings, Duplex, Motels 12 
Stores, Commercials 13 
Garages, Industrials, Lofts, Warehouses 14 
Offices, Medical & Public Bldgs 15 
Churches, Theaters, Auditoriums 16 
Sheds & Barns 17 
Schools & Classrooms 18 

 
 
Life Expectancy Codes 
 
Life Expectancy Codes and associated years that affect the amount of depreciation calculated 
are found on the Tools >> Schedules / Tables >> Commercial Improvements >> Base 
Schedule Menu.  They are located on the screen in the Life Expectancy section.  Usually, the 
life expectancy code 1 is tied to the Construction Cost code and the Life Expectancy value 
represents the longevity of the respective Construction Cost type.  Example of codes and years 
can be found below. 
 

 
Code Years 

1 50 
2 45 
3 40 
4 35 
5 30 

 
 
Construction Class 
 
The next coding scheme that should be decided prior to the building of the commercial/industrial 
improvement schedules is that of construction class.  The construction class codes allow the 
appraiser the opportunity to adjust building values based on the type of construction.  Multipliers 
or adjustments can be assigned to each code that will assist in the generation of the proper Fair 
Market Value.  The Construction Class codes range from 1 to 5.  A class code of 1, normally, 
represents the most expensive category of construction; with 5 being reserved for the cheapest 
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construction type.  The adjustments assigned to the codes can be entered through the Tools >> 
Schedules / Tables >> Commercial Improvements Menu using the Base Schedule option.  
They are identified as Construction Cost Modifiers on the data entry screen.  An example of 
construction cost descriptions along with codes and modifiers can be found below. 

 
General Definition WinGAP Definition Code CC 

Mod 
High rise buildings, superlative construction, extreme 
fireproofing  

Heavy Structural Steel 1 1.50 

Superlative construction, fireproofing, generally multi-
story with the exception of specialty buildings 

Reinforced Concrete 
 

2 1.45 

Solid brick or heavy concrete block, load bearing walls Masonry Load Bearing 
Walls 

3 1.00 

Brick veneer, frame, light concrete block Wood/Steel 
Combustible 

4 .90 
 

Light Steel, prefab metal bldgs Prefab Structural Steel 5 .85 
 

 
Quality Class 
 
 
Quality class codes for Structural Components are used to distinguish between various quality 
categories for these structure additions (or Adds), such as floor covering, heating, etc.  Each code 
will be assigned a square foot value that will be added to the base value.  The codes range from 
1 to 5 with 1 being the lowest quality rating and 5 the highest quality.  Values are assigned to the 
various structural elements and the associated code through the Tools >> Schedules / Tables 
>> Commercial Improvements Menu using the Structural Elements option.  The Building 
Types used with Commercial Adds will be discussed later.  An example of a structural addition is 
shown below. 
 
 

Component:  Floor Finish 
Menu Item:  Carpet / Vinyl Tile 

 
Quality code $/Sq Ft 

1 1.10 
2 1.70 
3 2.50 
4 3.70 
5 5.00 

 
 

Extra Features 
 
Extra feature ranking codes range from 1 to 9 and A to Z.  Generally, code 1 represents the 
excellent category with the highest multiplier.  The hierarchy of codes and associated multipliers 
is at the discretion of the appraiser.  An example of the codes and associated multipliers can be 
found in the table below. 
 

1 – Excellent 1.40 
2 – Good 1.20 
3 – Average 1.00 
4 – Fair .80 
5 – Poor .60 

 
The multipliers would be entered via the Rank screen found on the Tools >> Schedules / Tables 
>> Commercial Improvements >> Rank Menu. 
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Base Value Determination 
 
After all of the above is decided, the appraiser must then begin the process of determining a base 
value for the building, the schedule adjustments for heating/air, floor covering, etc., assignment of 
multipliers for the various modifiers that need be accounted for, and the values for any extra 
features that might be added to the commercial tables.  If a cost manual is being used, local and 
current cost adjustments must be made to any values when applicable.  

 
After the decision of code assignments is made, the appraiser will need to determine the basis on 
which to establish the base values for each of the different buildings that will be added to the 
schedule.  The basis involves what is to be included in the base value.  The appraiser can include 
a certain set of “standard” structural element characteristics, such as heat and air, carpet on the 
floors, 2 baths, etc., and allow for deductions or additions in those buildings that may have less 
than the standard complement of characteristics.   If this method, known as the Calculator Cost 
method, is used, the appraiser must develop and maintain documentation to insure that anyone 
using the system would be aware of what is included in the base value. 
 
Another method the appraiser could employ would be to include nothing as standard in the 
building with the exception of the primary structural elements, such as floor construction, exterior 
walls, roofing, etc.  With this method which is known as the Segregated Cost method, the amount 
of detailed documentation would be reduced since basically all elements outside of the primary 
construction elements are treated as additions to value. 
After the method is selected, the appraiser must then determine which construction class will be 
the basis for schedule values.  Generally, the most prevalent construction type in the county 
would be chosen as the base type or class.  The selection and consistent application of the 
selection will allow the user to systematically develop the construction class modifiers mentioned 
above.  Documentation would also be reduced to a single sentence defining the chosen class that 
will be applied to all buildings. 
 
The following example illustrates the process that one might undertake to develop a schedule 
entry for a commercial office building.  In this scenario, the appraiser has chosen to use the 
method whereby only the primary structural elements are incorporated in the base value.  Add 
values will be calculated for the remaining elements and associated characteristics. The Pricing 
Manual will form the basis for the calculations.  The base construction class is a C-Average.  A 
copy of the referenced pages can be found in the handout entitled WinGAP Commercial Pricing 
Schedules. 
 
From the page Section 15 Page 17 (Page 2 in the WinGAP Commercial Pricing Schedules 
handout). it is determined that the value in the cost manual is $56.62 per square foot.  Reading 
the description for the C-Average office, the appraiser notes that the base floor covering is vinyl 
composition.  “Adequate plumbing” is the stated standard for plumbing which could be 
interpreted as 2 two-fixture baths.  Forced air is the heating and air standard.   
 
The $56.62 must now be adjusted for locale and current cost.  The current cost adjustment can 
be found on Section 99 Page 3 (Page 3 in the WinGAP Commercial Pricing Schedules handout).   
Being in the Eastern part of the country and using a building from Section 15, Class C our 
current cost modifier is 1.04.  The local multiplier of .91 is found on Section 99 Page 7 (Page 4 in 
the WinGAP Commercial Pricing Schedules handout) under Georgia, the Macon area, Class C.  
The current cost and local multipliers are applied to the $56.62 to produce an adjusted value of 
$53.59. 
 

$56.62 * 1.04 * .91 = $53.59 
 
The floor covering, plumbing, and heat/air are the items that are going to be adjustments in the 
Adds section of our commercial tables so deductions from the base value must be made.  Using 
the Segregated Cost Section of the manual, base value deductions for the above mentioned 
items can be determined.  In the Segregated Cost Section the appraiser will find a listing of the 
structural elements and their varying types.  Also, the types will be quality classed into 4 different 
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categories.  A decision must be made as to what quality class will be used.  In this example,  
category 2 will form the basis for our calculations.  
 
 
Section 45 Page 2 (Page 5 in the WinGAP Commercial Pricing Schedules handout) should be 
referenced for the floor covering of vinyl composition tile deduction.  The vinyl composition tile 
category 2 has a value of $1.44. 
 
This value must also be adjusted for current cost conditions and locale.  The current cost 
multiplier of 1.04 can be found on Section 99 Page 3 (Page 3 in the WinGAP Commercial Pricing 
Schedules handout) under the Segregated Cost Section 45, Eastern area, Class C.  The local 
cost multiplier of .91 is found on Section 99 Page 7 (Page 4 in the WinGAP Commercial Pricing 
Schedules handout) under Georgia, Macon area, Class C.  The application of the multipliers 
would be as follows: 
 

$1.44 * 1.04 * .91 = $1.36 
 
 
The heating deduction is found on Section 45 Page 4 (Page 7 in the WinGAP Commercial 
Pricing Schedules handout).  The forced air value for quality 2 is $3.15. The value adjusted using 
the same current cost and local multipliers as floor covering is $2.98. 
 

 $3.15 * 1.04 * .91 = $2.98 
 
 
The final deduction in our example that will be calculated is for plumbing that is found on Section 
45 Page 4 (Page 7 in the WinGAP Commercial Pricing Schedules handout) under Office 
Buildings.  The amount is $3.17 that must also be adjusted for current cost and locale, producing 
the adjusted deduction of $3.00. 
 

$3.17 * 1.04 * .91 = $3.00 
 
 
The value that will be placed in the Commercial Base schedule can now be determined. 

 
Item Value  Current 

Cost 
 Local  Adj 

Value 
Action 

Base Value 56.62 X 1.04 X .91 = 53.59  
Floor Covering 
(Vinyl 
Composition) 

1.44 X 1.04 X .91 = 1.36 Minus 

Heating (Forced 
Air) 

3.15 X 1.04 X .91 = 2.98 Minus 

Plumbing 3.17 X 1.04 X .91 = 3.00 Minus 
Base Schedule 
Value 

      46.25 Sum 

 
 
The Base Schedule Value of $46.25 can now be entered in the Commercial Tables, Base 
Schedule, Base Cost field.  Also, the Building Type of 15 for the office can be entered on the 
same screen. 
 
Construction Class modifiers for the office can be calculated and entered on the Base Schedule 
screen.  This calculation involves comparing the values on Section 15 Page 17 (Page 2 in the 
WinGAP Commercial Pricing Schedules handout) for each of the different construction types.  
The class modifier for an A would be calculated by dividing the A -Average value by the C – 
Average value.  The table on the next page contains the calculations for the construction class 
modifiers in our example. 
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Class Type Cost / Base Cost = Cost Modifier 
A (1) Average  82.65  56.62  1.46 
B (2) Average 79.27  56.62  1.40 
C (3) Average 56.62  56.62  1.00 
D (4) Average 53.57  56.62  0.95 
S (5) Average 50.47  56.62  0.89 

 
The above Construction Class modifiers can be entered on the Commercial Tables, Base 
Schedule screen in the appropriate fields. 
 
Life Expectancy values can also be found in the pricing manuals and entered on the Base 
Schedule screen.  This would complete the entry of the office building to the commercial/industrial 
tables. 
 
Structural Elements can now be added / modified for the Building Type.  However, the Building 
Type must be setup through the Building Types option of the Tools >> Schedules / Tables >> 
Commercial Improvements Menu before Structural Elements can be added.  If the Building 
Type is present and an item for a structural element exists, the value fields can be edited.  NEW 
must be selected if a particular item is not found within a structural element.  Dollar per square 
foot adjustments would be added for all elements desired.  The adjustments would be calculated 
through the same means as the vinyl composition tile and forced air adjustments above.  
Plumbing would normally be treated as an extra feature lump sum item and added in the Extra 
Feature tables.  
 
 
 
Extra Features 
 
Extra Features are items that are attached to the structure, add value to the structure, and cannot 
be treated as a structural element.  Canopies, loading docks, porches, plumbing, and sprinklers 
are examples of items that would be considered as extra features.  The list is certainly not limited 
to the items listed above.  The appraiser has full flexibility in establishing the extra feature items, 
values, and method of calculation.  The extra feature schedule can be modified on an as needed 
basis and completely customized for the user’s needs.  Extra Features must also be adjusted for 
current and local conditions if the origin of value is a cost manual.   
 
An example of the addition of an extra feature item to a schedule would be sprinklers.  Sprinkler 
cost information can be found in Section 45 Page 3 (Page 6 in the WinGAP Commercial Pricing 
Schedules handout).  Sprinkler costs are itemized by coverage.  The appraiser could make 
several entries in the Extra Feature Table to accommodate the difference in value.  However, in 
this example the 5000 square foot value in category 2 will be used.   The value found in the cost 
table is $2.52 per square foot.  This must be adjusted for current cost and locale as shown below. 
 

$2.52 * 1.04 * .91 = $2.38 
 
The sprinkler extra feature along with the cost of $2.38 would be added to the Extra Feature 
Table as discussed previously in the Extra Feature section of Menus.  The Comp # will be 
assigned by the appraiser.  In this example, the code used will be SP1, allowing for multiple 
sprinkler entries.  The description would be entered as Sprinkler -   5,000 sf.  A value of $2.38 
would be entered in Base Cost.  A Pricing Code of Square Foot would be assigned to the extra 
feature since it will be priced by the number of square feet.  The screen on the following page 
illustrates the data entry. 
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Plumbing would be an example of an extra feature that would be priced with a table entry.  This 
requires a setup in the Tools >> Schedules / Table >> Commercial Improvements >> Extra 
Features as discussed earlier in the Extra Features menu section.  The screens below and on 
the following page provide an example of the data entry. 
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In the example above, each plumbing fixture adds a value of $400.  
 
All other extra features could be added in similar fashions as illustrated above. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 63

Commercial Improvement Exercises 
 
1. Using the schedules in the Appendix for an Office building type, determine the area/perimeter 

factor for an improvement that has the dimensions of 125’ x 180’.  
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2. Using the schedules in the Appendix for a General building type, determine the wall height 
factor for a 10 story improvement that has a height of 330 feet from the ground to the top of 
the building. 
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3. Using the schedules in the Appendix, what would the actual base cost of a Bank – Central 
Office be if the Commercial Base Cost was changed from 1.00 to 1.10. 
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4. Using the depreciation table below, what would the depreciation factor be for a 17 year old 
improvement with a life expectancy of 40 years. 
 

Age LE 35 LE 40 LE 45 
15 .60 .68 .73 
20 .49 .59 .66 
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5. Using the Schedules and Worksheets in the Appendix and Handouts, calculate the value 
of the following commercial improvement: 

 
Item Value 

Use Computer Center 
Built As Office 
Life Expectancy 45 
Construction Type Type 5 
Year Built 1983 
Story Height 2.0 
Ground Flr Area 10,000 
Perimeter 410 
Bldg Height 26 
Heat Cent Heat / AC – Good Quality 
Floor Covering Carpet – Good Quality 
Plumbing 4 two fixture baths – Avg Rank  
Extra Feature Open porch – 400 sf – Avg Rank  
Extra Feature Overhead door (1) – 6 x 10 - Fair 

Rank  
Grade 85 
Other factors All 1.00 
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6. Using the Schedules and Worksheets in the Appendix and Handouts, calculate the value 
of the following commercial improvement: 

 
Item Value 

Use Motel 
Built As Motel 
Life Expectancy 35 
Construction Type Type 4 
Year Built 1977 
Story Height 3.0  
Ground Flr Area 4,000 
Perimeter 280 
Bldg Height 30 
Heat Steam Radiators – Low Quality 
Floor Covering Carpet – Fair Quality 
Plumbing 60  3-fixture baths – Avg Rank  
Extra Feature Canopy – 1000 sf – Avg Rank  
Grade 60 
Other factors 
excluding Dep 

.70 
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7. Using the methodology and procedures discussed in the Development of Commercial / 
Industrial Improvement Schedules section, develop schedule costs and other 
associated items for a Computer Center (Section 14 Page 18, page 8 in the WinGAP 
Commercial Pricing Schedules handout: 

 
� C – Average will be the base category 
� The following should be deducted from the base value using Section 44 Page 4 

(Pages 9-10 in the WinGAP Commercial Pricing Schedules handout) 
a. Plumbing 
b. Warm & cool air (zoned) 

� Cost for warm & cool air (zoned) should be setup as a Heating item under Structural 
Elements 

� Construction Class Modifiers should be calculated 
� Current and Local Cost Multipliers are found on Pages 3-4 of the WinGAP 

Commercial Pricing Schedules Handout 
 

Schedule Item Value / Cost 
Used As Code  
Description  
Pricing Code (Method)  
Base Cost  
Construction Cost Modifier 1  
Construction Cost Modifier 2  
Construction Cost Modifier 3  
Construction Cost Modifier 4  
Construction Cost Modifier 5  
  
Warm & cool air (zoned) Class 1  
Warm & cool air (zoned) Class 2  
Warm & cool air (zoned) Class 3  
Warm & cool air (zoned) Class 4  
Warm & cool air (zoned) Class 5  
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8. Using the methodology and procedures discussed in the Development of Commercial / 
Industrial Improvement Schedules section, do the following example: 

 
The Board of Assessors has decided to build the commercial schedule to include an entry for 
each construction type for a particular use.  For example, instead of having a single entry of 
Office, there will be an entry in the schedules for Office – Construction Class A, Office - 
Construction Class B, Office - Construction Class C, etc.  The average category will be used 
as the base value for each Construction Class.  
 

� Develop schedule entries for Office - Class A 
a. Office Pricing Information can be found on Pages 2-7 of the WinGAP 

Commercial Pricing Schedules handout 
 

� The following should be deducted from the base value using Section 45 Page 2 & 4 
on pages 5 and 7 of the WinGAP Commercial Pricing Schedules handout 

a. Plumbing 
b. Heating 
c. Floor Covering 
 

� Construction Class Modifiers should be calculated 
 

Schedule Item Value / Cost 
Used As Code  
Description  
Pricing Code (Method)  
Base Cost  
Construction Cost Modifier 1  
Construction Cost Modifier 2  
Construction Cost Modifier 3  
Construction Cost Modifier 4  
Construction Cost Modifier 5  
  
Warm & cool air (zoned) Class 1  
Warm & cool air (zoned) Class 2  
Warm & cool air (zoned) Class 3  
Warm & cool air (zoned) Class 4  
Warm & cool air (zoned) Class 5  
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Manufactured Housing Schedules 
 
WinGAP provides appraisers with the means to value the two different categories of 
manufactured housing, prebilled and non-prebilled, that have been created by Georgia Statutes 
and Regulations.  Both categories of manufactured homes derive their values from the same set 
of valuation tables. Two approaches to value, cost and market, may be employed in the valuation 
process. 
 
The cost approach in WinGAP begins with the appraiser entering and/or updating valuation tables 
that when applied to the manufactured homes characteristics will produce a replacement cost 
new.  The replacement cost new is then depreciated based on the age and life expectancy of the 
home. 
 
The market approach involves the use of the NADA Manufactured Housing Pricing Guide.  Given 
a manufacturer, model, size and year built, WinGAP will locate the value of the manufactured 
home in the pricing guide.  Updates to the pricing guide will be provided annually.  It is a decision 
of the Board of Assessors as to whether the updated pricing guide is used or not used. The most 
current year version of the NADA Valuation Schedules is displayed at the bottom of the 
Preferences screen as shown on the next page. 
 
NOTE: See the section entitled "Updating NADA Schedules" later in this manual for the 
procedures on how to update the NADA valuation schedules. 
 
Values from both the cost and market approaches will be visible on the Manufactured Housing 
screen.  The appraiser can then declare which approach produces the better value for the digest.   

 
Schedule items for manufactured housing can be found in three areas within WinGAP:  Tools >> 
Preferences, Tools >> Schedules/Tables >> Manufactured Housing and Tools >> 
Depreciation >> Non-Prebilled Tables and Tools >> Depreciation >> Prebilled Tables. 
 
 
Manufactured Housing Preferences 

 
The Preferences menu item can be accessed by going to Tools >> Preferences.  The schedule 
item for manufactured housing found on the Preferences screen, as shown on the following page, 
is the Mfg Housing Depreciation Year.  The Mfg Housing Depreciation Year is used in the 
determination of the age of the manufactured home.  The year built or effective year built, if 
entered, is subtracted from the Depreciation Year to generate the age.  If a negative age is 
calculated, the value reverts to 1 year old.  For example, if the year model of a home is 1985 and 
using the Depreciation Year shown on the screen on the next page, the age of the home to be 
used in the determination of depreciation would be 16 years (2001 – 1985).  The true calendar 
year or appraisal year would have no bearing on the age of the home. 
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Manufactured Housing Schedules/Tables menu 
 
The third option on the Tools >> Schedules / Tables menu is Manufactured Housing. The 
Manufactured Housing option presents a sub-menu, shown on the next page, that is divided into 
two sections:  
 

� Size and Area schedule items that assist with calculating the size and area of the Mobile 
Home; and  

� Supplemental schedule items, most of which can be used to adjust the value of the 
Mobile Home, such as Condition and Exterior Walls.  

 
Each of the schedule items will be discussed in the order they appear on the Manufactured 
Housing Menu. 
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Size and Area schedule items 
 

Mfg / Model 
 
The Mfg/Model Table, shown below, contains a schedule of most types of Mobile Homes sold or 
found in the United States. The listing can be customized to the County's needs by adding, 
changing, or deleting entries as discussed on the next page. 
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The Mfg/Model Listing Form is divided into three sections. The names of the Manufacturers of 
Mobile Homes are displayed in the list box on the left of the Form. The user can quickly select a 
Manufacturer by first clicking in the list box, and then keying the first letter of the name of the 
Manufacturer, such as "F" as in Fleetwood. Additional letters contained in the manufacturers 
name can be keyed to facilitate the search.  For example, the letters “fleetw” could have been 
typed to locate the user closer to the desired manufacturer.  If necessary, the arrow keys or Page 
Up or Page Down can then be used to move directly to the desired Manufacturer. 
 
Once the Manufacturer is located, the user should click on the name, and the Models of Mobile 
Homes made by that Manufacturer will appear in the list box on the right side of the Form. 
Clicking on a Model Name, as seen below, will then display the Manufacturer name and Model 
name in the bottom section of the Form, along with the Class, which is the Quality of Construction 
of the Mobile Home, and the Life, which is the Life Expectancy for that Mobile Home. Any of 
these items can be changed, If desired, by clicking on the appropriate field and changing the 
data. IMPORTANT: In order for the data on the Mobile Home to display in the fields on the 
bottom of the Form, the user MUST click on the Manufacturer name in the left list box and then 
the desired Model name in the right list box. 
 

 
 
 
A NEW Mobile Home can be added to the Mfg/Model Listing by  
 

� Clicking the New Button,  
� Keying the information in the Manufacturer and Model Fields 
� Clicking on the Class and Life combo boxes to select the appropriate Class and Life 
� Clicking the Apply or OK Button to save  
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The assignment of the Class and Life should be based on the quality of the manufactured home.  
The appraiser can choose between six Class selections: 
  

� Excellent  
� Very Good  
� Good  
� Average  
� Fair  
� Low Cost 

 
Life expectancy selections range from 15 to 40 in increments of 5 years.  The lower the life 
expectancy the faster the home depreciates. The Life selection should correspond to the class in 
the following manner: 
 

Class Life 
Excellent 40 
Very Good 35 
Good 30 
Average 25 
Fair 20 
Low Cost  15 

 
A Mobile Home can be deleted from the Mfg/Model Listing by first selecting the Manufacturer and 
Model as described above, and then clicking the Delete Button. WinGAP will check to see if this 
Manufacturer and Model of Mobile Home is used in the PreBill or Residential Improvement Mobile 
Home database. If this particular Model is not used, it will be deleted from the schedule; if this 
Manufacturer and Model is in use, it will not be deleted and the user will receive the message that 
the "MFG & MODEL are used in your improvement file - delete failed". 
 
 
Base Rate 
 
The Base Rate Table, below, contains dollar per square foot values for the listed length and 
width combinations based upon the Quality Class of the Mobile Home. The table can be 
customized to the County's needs by changing entries as discussed on the following page. 
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The following steps should be taken to modify values in this table: 
 

� The appropriate Quality Class of the Mobile Home should be selected on the Size 
Adjustment Table Form by clicking on the Quality Class combo box. The default is 
Average.  

� The dollar per square foot values can then be changed by clicking in the field 
corresponding to the Length and Width of the Single Wide or Multi Wide Mobile Home.  

� When data entry is complete, the Apply or OK button can be clicked to save the change.  
 
Note: To save the changes for a Quality Class, the Apply button must be clicked before 
selecting another Quality Class. 

 
 
 
Addons 
 
 
The Addons schedule, below, is used to price external additions, such as decks and porches, to 
the Mobile Home. The listing can be customized to the County's needs by adding, changing, or 
deleting entries as discussed below and on the following pages. 
 
Note: The Addons schedule should be built prior to building the Lump Sum Addons schedule, 
discussed next. 
 

 
 
 
The Addons Form is divided into two sections. Existing Addon items are displayed in the list box 
on the top of the Form. The following information, from left to right, is displayed in the list box   
 

� the Description of the item  
� the Comp # (Component Number)  
� the Method (Calculation Method)  
� the Table Number (used for Lump Sum items only) 
� the Cost (the Base Cost)  

 
Clicking on an item in the list box will display the calculation data about the item in the bottom 
section of the Form. An explanation of each of these data entry fields follows. 
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• Comp #: A County-assigned unique four-character identifying code for each type of Mobile 

Home Add-On. The code can be any combination of four letters or numbers.  An Edit button is 
located to the right of the Comp # field. The button is placed there to prevent inadvertent 
changes to the component number. If a component number is to be added or modified, the 
user must first click the Edit button. 

 
• Description: A Description of the Mobile Home Add-On, normally the name such as Patio, 

Deck, Open Porch, etc. 
 
• Pricing Method: There are three available Pricing Methods:  
 

� Lump Sum,  
� Non-Value Item,  
� Square Foot  

 
Most Add-Ons are priced by the square foot. If the Lump Sum method is used, normally with 
items such as Fireplaces, there will always be an entry in the Table Code field to link this Add-
On item to a record in the Lump Sum Add-Ons Table.  An entry in the Lumps Sum Add-Ons 
Table is required to properly price the item by the Lump Sum method. Lump Sum items will not 
have an entry in the Base Cost field. The Non-Value method is used for Add-Ons that are 
descriptive in nature and have no value; these items will not have entries in either the Table 
Code or Base Cost fields. Add-Ons priced using the Square Foot method will always have an 
entry in the Base Cost field, but no entry in the Table Code field. 

 
• Table Code: If Lump Sum is the Pricing Method for the Add-On, there will always be an entry 

in this field. If the Table Code is less than nine (9), a space should be placed in front of the 
number. This Table number will also be found in the Lump Sum Add-Ons Table with an 
associated value to price this particular Add-On by that Lump Sum amount. The user can click 
on the Table Code description next to the field to change the description to a Button and 
directly access the Lump Sum Add-Ons Table and add or edit the Table item associated with 
this Add-On if necessary. 

 
• Base Cost: If the Addon is priced by the Square Foot, such as a porch or patio, the Base Cost 

is the dollars per square foot value for this particular type of Addon. 
 
A NEW Addon item can be added to the schedule by: 
 

� clicking the New Button at the bottom of the Form 
� clicking the Edit Button to gain access to the Comp # field. The Component # code is 

County-defined and is entered first 
� keying the Description for the new item into the Description field, 
� clicking on the combo box for the Pricing Method to select the appropriate Pricing 

Method, 
� keying values into the Table Code and Base Cost fields, depending upon the pricing 

method,  
� clicking the Apply or OK Button. 

 
 
An Add-On item can be edited by  
 

� clicking on the item in the list box,  
� changing the information in the desired field(s),  
� clicking the Apply or OK Buttons.  

 
An Addon item can be deleted from the schedule by clicking on the item in the list box and 
clicking the Delete Button, which will delete the Addon item from the schedule. 
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Lump Sum Addons 
 
 
The Lump Sum Addons schedule is used to price external additions, such as decks and porches, 
to the Mobile Home that are priced by the Lump Sum or item method. A Lump Sum item in the 
Addons schedule will have a Table Code that will look up an entry in the Lump Sum Addons 
schedule and price the item accordingly. 
 
NOTE: The Lump Sum Addons schedule should be built prior to adding any Manufactured 
Housing Addon items that are priced using this method. The Manufactured Housing Addons 
schedule, above, should be built prior to building the Lump Sum Addons schedule. 
 
Below and on the next page are two examples of Lump Sum Addons tables. The construction of 
this table, as well as all other tables, is at the discretion of the appraiser. 
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The Lump Sum Addons Schedule Form displays the existing schedule items in the list box on the 
left side of the form. The column headings refer to the DESCRIPTION of the Lump Sum item, the 
TABLEREF code number, the DIM1 and DIM2 pointers, and the POINTS assigned to this type of 
Addon. The schedule is indexed in Description order. The calculation data for each item in the list 
box can be displayed in the fields on the right side of the form by clicking on an item. An 
explanation of each of the fields on the schedule form follows. 
 
• Table Reference: The Table Reference code is a unique County-defined number. Letters or 

numbers can be used, such as 1-99, AA-ZZ, or 1A, 2C. If a numeric Table Reference is less 
than ten(10), it should be entered as 01(a zero followed by a 1), 02, 03, etc. When adding an 
item to the Lump Sum Add-Ons schedule, this Table Reference must already exist in the 
Manufactured Housing Add-Ons schedule.  WinGAP will assign the Description of the item in 
the Add-Ons schedule with this Table Reference to the Description of the  Lump Sum Add-Ons 
item. This is why there is no Description data entry field on the Lump Sum Add-Ons form. If the 
Table Reference of the Lump Sum Add-On does not exist in the Add-Ons schedule, the 
Description of the Lump Sum Add-On will say "Not currently assigned". 

 
• Dimension 1: Dimension 1 is used as a pointer in the table for locating the proper value. It can 

represent various characteristics of an Add-On such as Fireplace size, Septic Tank capacity, 
Central Air BTU capacity, grade code, or code for type. The user is responsible for maintaining 
the definitions of these characteristics. The value must be numeric, and 0 is acceptable. 

 
• Dimension 2: The Dimension 2 value is used to further define the valuation of the Lump Sum 

Add-On item and is used in conjunction with Dimension 1 to locate the proper value. The value 
must be numeric and 0 is acceptable. 

 
• Unit Dollars: The actual dollar cost of the Lump Sum Add-On item. 
 
A new item can be added to the Lump Sum Addons Schedule by  
 

� Clicking the New Button at the bottom of the Form 
� The Table Reference # code is County-defined and is entered first 
� The values for the Dimension 1, Dimension 2, and Unit Dollars fields are keyed  
� The Apply or OK Buttons can be clicked to save the item to the schedule. 
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An item can be deleted from the schedule by first selecting the item in the list box and then 
clicking the Delete Button at the bottom of the Form. The user should be certain that this Lump 
Sum Addons Schedule item is not used by any Addons prior to clicking the Delete Button. 
 
The complete Lump Sum Addons Schedule can be printed by using either the Report Designer or 
FoxPro. 
 
 
 
 
Improvement Labels 
 
NOTE: Until notification of a change, Improvement Labels for Manufactured Homes are 
descriptive only, and do not contribute to value or area. 
 

Improvement Labels identify sketched and manually entered areas of a Manufactured Home and 
assist in the pricing of the Improvement. They are used in calculating the square footage (heated 
area) of the Improvement. The schedule can be customized to the County's needs by adding, 
changing, or deleting entries as discussed below. 
  

 
 
 
The Improvement Labels Form, as seen in the example above, is comprised of a list box, where 
the existing Improvement Labels are displayed, with the data entry fields for each Improvement 
Label item below the list box. The following information, from left to right, is displayed in the list 
box about each Improvement Label item: the Improvement Label, Improvement Label 
Description, Cost/SqFt, Cost Factor, Area Factor, Label Type, and Building Type. Improvement 
Label schedule items are listed in Improvement Label order. The user can press the Home, End, 
Page Up, Page Down, or arrow keys to move up and down in the list box and locate an 
Improvement Label, or the user can click with the mouse on the vertical scroll bar and drag it up 
or down to find the item. The horizontal scroll bar or left and right arrow keys will move the user 
across the list box to view all of the information about each item. Clicking on an Improvement 
Label item in the list box will display the data about that item in the data entry fields at the bottom 
of the Form. A discussion of each of these fields follows. 
 
• Label: A four character field (letters, number or symbols are acceptable) where the County-

defined Improvement Label is keyed. An Improvement Label must be unique, cannot be 
duplicated, and should quickly identify the Improvement. For example, a Primary Improvement 
Label 1ST could be used to identify a One Story Manufactured Home, and the Appendage 
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Improvement Label OP could be used to identify an Open Porch. The Improvement Label is 
displayed on the sketch screen and printed on the Property Record Card for each part of an 
Improvement that is sketched. 
 

• Description: The Description or identifying name, such as Deck, of the Improvement Label is 
keyed into this 20 character wide field. 
 

• Label Type: The type of Improvement Label is selected by clicking on the Label Type combo 
box. There are five available types: Addition, Appendage, Interior, Primary, and Upper. 

 
� The Addition Label is used for an Addition (heated area) to a Manufactured Home. 

Improvement. Areas that are labeled as Additions will display as a double black dashed 
line on the sketch screen. 

� The Appendage Label is used for appendages (non-heated area) to a Manufactured 
Home, such as canopies and loading docks. Areas that are labeled as Appendages will 
display as a solid blue line on the sketch screen. 

� The Interior Label is used for "interior" parts of a Manufactured Home, such as a Second 
Story, that the appraiser wishes to price differently and label separately from the primary 
heated area of the Improvement. Interior Label areas will display as a green dashed line 
on the sketch screen. 

� The Primary Label is used for the primary heated area of the Manufactured Home, such 
as One Story, Two Story, etc. Areas that are labeled as Primary will display as a red solid 
line on the sketch screen. 

� The Upper Label functions in a similar manner as the Primary Label type. The exception 
being the fact that the area factor adjustment will be applied to the area of the polygon 
and the resulting square footage will be will be used in the determination of the area. 
Upper Level areas will display as a broken blue violet line on the sketch screen. 

 
IMPORTANT: A Label Type MUST be selected for every Improvement Label. 
  
• Cost / SQFT: The Cost / SQFT field contains the cost per square foot for Addition and 

Appendage label types. 
 
• Cost Factor: The Cost Factor is used to adjust the value of a Manufactured Home and is used 

with the Interior and Primary types of Improvement Labels. The default WinGAP Cost Factor is 
1.00 for a First Story Label, 1.80 for a Two Story Label, and 0.9 for a Second Story (Interior) 
Label. These Cost Factors can be changed if desired by the appraiser to adjust and localize the 
pricing of Manufactured Homes. NOTE: The Cost Factor field will default to 1.00. 
 

• Area Factor: The Area Factor is used to adjust the Heated Area of Manufactured Homes and, 
like the Cost Factor, is used with the Interior and Primary types of Improvement Labels. The 
default WinGAP Area Factor default is 1.00 for a First Story Label, 2.00 for a Two Story Label, 
and 1.00 for a Second Story (Interior) Label. These Area Factors can also be changed if 
desired by the appraiser to adjust and localize the calculating of the Heated Area of 
Manufactured Homes. NOTE: The Area Factor field is not used with Appendage and Addition 
Label types, and will default to 1.00.. 

 
 
A NEW Improvement Label can be added to the Improvement Labels schedule by: 
 

� clicking the New button 
� clicking in the Label field (make sure the cursor is at the far left of the field) and keying 

the new Improvement Label 
� using the Tab key to go to the rest of the data entry fields where the new information can 

be keyed 
� the Apply or OK Button should be clicked to save the data 

 
Existing Improvement Labels can be edited by clicking on the desired item in the list box and 
pressing the Tab key. This will take the user to the Label field, where the Label can be changed, 
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or the user can again press the Tab key to move on to the other data entry fields where this data 
can be edited. The data is saved by clicking the Apply or OK Button. 
 
An Improvement Label cannot be deleted from the schedule by the user. If the County wishes to 
delete a Manufactured Housing Improvement Label, it can be handled by any WinGAP Agent 
during an Online Support Session. 
 
 
 
 

Supplemental schedule items 
 
Condition 
 
The Condition schedule, below, is a listing of available Observed Condition types. Condition 
types are used in adjusting depreciation for the Mobile Home. Each Condition type is assigned a 
multiplier or factor, that is used to adjust the depreciation. The appraiser in each county must 
decide what Condition type will be considered as the base. 
 

 
 
A New Condition type can be added by  
 

� Clicking the "New" button  
� Keying in the Description and the Cost Multiplier in their respective fields 
� Clicking "Apply" or "OK".  

 
There is a limit of ninety-nine (99) Condition types that can be added to the schedule. 
 
An existing Condition type can be edited by clicking on the desired item and editing the 
appropriate field(s). At the present time, it is not possible to delete a Condition type. 
 
 
Exterior Walls 
 
The Exterior Walls schedule, next page, provides a listing of the current Exterior Wall types. 
Exterior Walls are used in pricing the Mobile Home. Each Exterior Wall type maybe assigned a $ / 
Square Foot amount that will be used to adjust the value of the Mobile Home.  
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A New Exterior Wall type can be added by  
 

� Clicking the "New" button 
� Keying in the Description and the $ / Sq Ft value in their respective fields 
� Clicking "Apply" or "OK".  

 
There is no limit to the number of Exterior Wall types that can be added to the schedule. 
 
An existing Exterior Wall type can be edited by clicking on the desired item and editing the 
appropriate field(s). At the present time, it is not possible to delete an Exterior Wall type. Exterior 
Wall multipliers should not be changed in a County without performing significant market studies 
to determine whether the factor should be increased or decreased. 
 
 
 
Fireplace 
 
The Fireplace schedule, below, provides a listing of the current Fireplace types as well as other 
miscellaneous Mobile Home items, such as Spas and Hot Tubs, that the appraiser wishes to 
value using the Lump Sum method. The value in the Lump Sum $ field is the value of that type of 
Fireplace or miscellaneous item. For example, if a Pre-fab, 1 sty 1 Box Fireplace is to be priced at 
$900, the Lump Sum $ value is $900. 
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A New Fireplace/Lump Sum Valuation item type can be added by  
 

� Clicking the "New" button  
� Keying in the Description and the Lump Sum $ in their respective fields 
� Clicking "Apply" or "OK"  

 
There is no limit to the number of Fireplace types that can be added to the schedule. 
 
An existing Fireplace type can be edited by clicking on the desired item and editing the 
appropriate field(s). At the present time, it is not possible to delete a Fireplace type. Fireplace 
Lump Sum values should not be changed in a County without performing significant market 
studies to determine whether the value should be increased or decreased. 
 
 
 
Foundation 
 
The Foundation schedule, below, provides a listing of the current Foundation types. If the 
appraiser desires, foundation types can contribute value to mobile homes by keying an amount in 
the $ / Square Feet field. 
 

 
 
A new Foundation type can be added by clicking the "New" button, keying in the type in the 
Description field, and then clicking "Apply" or "OK". There is no limit to the number of Foundation 
types that can be added to the schedule. 
 
An existing Foundation type can be edited by clicking on the desired type and editing the 
Description field. At the present time, it is not possible to delete a Foundation type. 
 
 
Heating/Air 
 
Heating/Air Conditioning types and their $ / square foot adjustments are stored in the Heating/Air 
Schedule, as seen on the next page. These dollar amounts are used to adjust the Mobile Home 
value based on the heating/air conditioning type found in the Mobile Home.  
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A new Heating type can be added by clicking the "New" button, keying in the Description and 
the $ / Square Feet value in their respective fields, and then clicking "Apply" or "OK". There is no 
limit to the number of Heating types that can be added to the schedule.  
 
An existing Heating type can be edited by clicking on the desired type and editing the 
appropriate field(s). At the present time, it is not possible to delete a Heating type. 
 
 
 
Plumbing 
 
The Plumbing schedule, as seen below, provides a listing of the current Bathroom types that the 
appraiser wishes to value using the Lump Sum method. Additional Plumbing Single Fixtures can 
also be priced using this method. The value in the Lump Sum $ field is the value for that type of 
Bathroom or Single Fixture. For example, if a Full Bath is to be priced at $700, the Lump Sum $ 
value is $700. 
 

 
 
Since the Mobile Homes Form in WinGAP allows data entry in only the Full, Half, and Single 
Fixtures fields as far as Plumbing value is concerned, there is no need to add New Plumbing 
types to the Plumbing schedule, even though the schedule allows it. The value in the Lump Sum 
$ field for the three Plumbing types, Full, Half, and Single Fixture can be edited, however, by 
clicking in this field on the Plumbing Form. It is recommended, however, that the Full, Half, and 
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Single Fixture Descriptions not be changed; nor should any of the Plumbing types be deleted. 
Plumbing Lump Sum values should not be changed in a County without performing significant 
market studies to determine whether the value should be increased or decreased. 
 
 
 
Roofing 
 
The Roofing schedule, below, provides a listing of the current Roofing types for Mobile Homes. If 
the appraiser desires, roofing types can be used to adjust mobile home values by entering the 
dollar adjustment in the $/ Square Feet field. 
 
A new Roofing type can be added by clicking the "New" button, keying in the type in the 
Description field, entering the amount of adjustment in the $ / Square Feet field and then clicking 
"Apply" or "OK". There is no limit to the number of Roofing types that can be added to the 
schedule. 
 

 
 
An existing Roofing type can be edited by clicking on the desired type and editing the 
Description field. At the present time, it is not possible to delete a Roofing type. 
 
 
 
Story Height 
 
The Story Height schedule, next page, provides a listing of the current Story Height types for 
Manufactured Housing. Story Height types are descriptive only, and add no value to the Mobile 
Home. 
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A new Story Height type can be added by clicking the "New" button, keying in the type in the 
Description field, and then clicking "Apply" or "OK". There is no limit to the number of Story 
Height types that can be added to the schedule. For the time being, however, only the 1, 1.5, and 
2.0 Story Heights can be used on the Mobile Homes Form when adding or editing a Non-
Prebilled or Prebilled Mobile Home. 
 
An existing Story Height type can be edited by clicking on the desired type and editing the 
Description field. At the present time, it is not possible to delete a Story Height type. 
 
 
Quality Class 
 
The Quality Class schedule, shown below, is a listing of the available Quality types. The quality 
types mirror the six manufactured housing classes.  No Quality Classes should be added and 
none should be deleted.  The purpose of the Quality Adjustments is to effect the $ / Square Feet 
characteristic adjustments.  For example, if a manufactured home is classed as Excellent and the 
Heating / Air item Central Heat / Air adds $5.00 per square foot to the base cost of the home, the 
multiplier associated with the Quality Adjustment Excellent (1.75) would be applied to the $5.00 
(5.00 * 1.75).   It is not required that Quality Adjustments have any effect on value.  This can be 
accomplished by setting all cost multipliers to 1.00. 
 

 
 

An existing Quality Adjustment type can be edited by clicking on the desired item and editing the 
Cost Multiplier field.  
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Updating NADA Valuation Schedules 
 
The NADA Valuation Schedules can be updated by running the last option on the Tools >> File 
Maintenance menu, as seen below. 
 

 
 

 

This option allows the County to download the latest update to the NADA manufactured housing 
valuation files. Clicking on the Download NADA option produces the following message: 
 

 
 

As the message indicates, the computer this procedure is performed on must have a working 
Internet connection that will allow the computer to connect to the FTP site, all other users must be 
out of WinGAP, and the NADA files will be downloaded into the current Appraisal Year folder. 
Also, this computer must have WinZip and the WinZip Command Line module installed in the 
C:\Program Files\WinZip folder. 
 
On a broadband connection the download will only take a few seconds; on a dial-up connection it 
could take several minutes. If for some reason, such as a bad Internet Connection, the FTP site is 
down for maintenance, or there are local network FTP site blocking restrictions, the connection to 
the FTP site will not be made, and the user will receive a message similar to the one shown on 
the next page. 
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Otherwise, the connection to the FTP site will be established, and the user will see several 
messages, such as "Connecting to FTP site", "Logging On", "Finding NADA.Zip", and 
"Downloading". At the conclusion of the download, the user will receive the messages "File 
Downloaded", "Disconnecting" and "Done!". A Command Line window will appear and the NADA 
files will be automatically unzipped.  At the conclusion of the unzipping process, the user can 
press any key to produce the Reindex message form.  Images of both the Command Line window 
and Reindex form can be seen below. (NOTE:  If the unzipping process is not successful, the 
user will not see these messages in the Command Window.  If these messages do not appear, 
the user should contact a DOR Technical Support agent or use WinGAP’s Online Support for 
assistance.) 
 

 
 
 

 
 

 

Begin can be clicked to Reindex all files and the new NADA manufactured housing valuation files 
will be ready for use with WinGAP. 
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NADA Valid Widths 
 

 
 

A report showing NADA Valid Widths for Manufactured Housing can be printed by clicking on the 
final option on the Reports >> Manufactured Housing sub-menu. This will produce the NADA 
Valid Width report, as shown below. 
 

 
 

 

The purpose of the NADA Valid report is to provide the user with a list of widths that are used in 
the NADA valuation process.  The report should allow the user to check the validity of information 
provided on manufactured housing. 
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Manufactured Housing Depreciation 
 
The depreciation tables for manufactured housing can be found on the Tools menu under the 
Depreciation item.  There are two menu options as shown below for manufactured housing 
depreciation tables: Non Prebill and Prebill Mobile Homes. 
 

 
 

The Non Prebill Mobile Home Tables… option is used in the depreciation of homesteaded 
manufactured homes.  Non-homesteaded homes are depreciated with the Prebill Mobile Home 
Tables… option.  The functionality is the same for both tables.  Below is an example of the 
deprecation table for Non Prebill mobile homes. 
 

 
 
 
The table consists of age increments with associated depreciation factors under the Life 
Expectancies of 15 – 40.  Entries should not be made in any other fields other than the Life 
Expectancies of 15 - 40 in the Depreciation Factors section of the screen. 



 92

As many age increments as needed can be added to the table by  
 

� Clicking New  
� Completing the data entry in Age and the Life Expectancy fields.  
� Clicking Apply/OK to save 

 
Following is the interpolation routine that is used to determine the depreciation factor when the 
difference in the age increments is greater than one. 
 

 

1. Depr Increment =  abs(Depr from Lower Age Level – Depr from Higher Age Level) 
 

2. Inc Factor        =  Depr Inc / abs(Higher Age Level – Lower Age Level) {rnd to 2 dec) 
 

3. Depr Adj         =  (Act Age – Lower Age Level)  * Inc Factor  {rnd to 2 dec) 
 

4. Calc Dep         =  Depr from Lower Age Level – Depr Adj 
 
 
Following is an example of interpolating depreciation using a commercial improvement with an 
age of 7 and a depreciation table with a 5 year age level with depreciation of .95 and a 10 year 
age level with depreciation of .82. 
 

Age Depr Factor 
5 .95 

10 .82 
 
Dep Increment =  .95 – .82 = .13 
Inc Factor        =  .13 / abs(10 – 5) = .13 / 5 = .03  {round to 2 dec} 
Depr Adj          =  (7 – 5) * .03 = 2 * .03 = .06      {round to 2 dec} 
Calc Dep         =  .95 – .06 = .89 
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Manufactured Housing Calculations 
 
 
The process of calculating a value for a manufactured home is comprised of the following basic 
steps: 
 

� Locating the mfg/model in the Mfg/Model Listing schedule and obtaining the class and life 
expectancy.  If the class assigned to the home is different than the class in the Mfg/Model 
Listing, the home’s class will be used.  Also, the life expectancy associated with the 
home’s class will be used. 

 
� Using the class and the length and width, obtain the base dollar per square foot value 

from the Base Rate (used to say Size Adjustment) Table.  If there is not a direct match of 
the length and width in the table, the closest fit is made in the following manner: 

 
� The next higher width is taken.  For example, if the width assigned to the home is 25 

and the table contains widths of 24 and 26, the table lookup would be 26.  If the width 
exceeds the maximum width in the table, the table’s maximum width is used. 

 
� Another table lookup is performed using the table width, in the case above, 26 and 

the length of the home.  If there is no exact match and the length of the home does 
not exceed the maximum length in the table, the base rate at the next higher length is 
used.  For example, if the size of the home is 25 x 41, the lookup in the table will use 
the base rate at the 26 x 44 length. 

 
� All characteristic $ / square feet amounts are adjusted based on the quality class 

multipliers and added to the base rate 
 
� The adjusted base rate is then multiplied by the area of the home.  However, a flaw has 

been discovered in the calculation process in that the width of the home is not used in 
calculating the area.  Instead, the width from the size adjustment table where the base 
rate was obtained is being used.  With dimensions of 25 x 41, the area of the home would 
be calculated base on 26 x 41. 

 
� Lump sum characteristic items after being adjusted for quality class are added to the 

result of the adjusted base rate times the area producing the base value of the home. 
 

� If a tip-out exists, the area of the tip-out is multiplied by the adjusted base rate and then 
by the tip-out adjustment assigned by the user producing the tip-out value. 

 
� The base value of the home and the tip-out value are summed generating the 

replacement cost new 
 

� The depreciation is obtained from the depreciation table and adjusted by the condition 
multiplier 

 
� Depreciation, functional obsolescence and economic obsolescence are applied to the 

replacement cost new producing the value of the home 
 

� Addon values are summed and added to the value of the home resulting in the fair 
market value. 
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If the market approach is used to generate a value, both “box” values will be shown on the 
screen.  The market value will be shown in the NADA field.  The field MH Calc will hold the cost 
value.  The appraiser should select the value that better represents fair market.  The selected 
value is then added to the sum of the Addons and is displayed in the Total field after Apply is 
clicked. 
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Manufactured Housing Exercise 
 

1. Calculate the value of a mfg home using the schedules and procedures discussed on 
pages 71-94.  The characteristics of the home are as follows: 

 
Item Value 

Size 32 x 78 
Class Average 
Condition Excellent 
Year Built 2003 
Exterior Wall Vinyl 
Misc Items Pre-fab 1 sty 1 box 
Heat Cent Heat/AC 
Baths 3 full 
Carport 24 x 16 

 
Item Cost 

Base 36.40 
Vinyl .50 
Cent Heat/AC 5.00 
$/SF Total 41.90 
Box Value (32 * 78 * 41.90) 104,582 
Baths (3 * 700) 2,100 
Fireplace 900 
Total Box Value 107,582 
Carport (24 * 16 * 20.00) 7,680 
RCN 115,262 
Depr (.97 * 1.15) 1.00 
FMV 115,262 
 

 
  



 96

Urban Land Schedules 
 

Urban Land Schedule 
 
The Urban Land schedule is found under Tools >> Schedule / Tables >> Urban Land as shown 
below. 
 

 
 
Selecting the Urban Land option will produce the Urban Land schedule, examples of which are 
seen below and on the next page. 
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The valuation of Urban Land involves setting up Subdivisions and Neighborhoods within the 
County. The Subdivision/Neighborhood represents a group of parcels where the pricing method 
and unit cost are consistent throughout. The pricing method refers to the manner in which the 
parcels are valued, i.e. front foot, acre, square foot, or by the lot. Unit cost is the value per unit 
that is assigned by the appraiser. 
 
The Urban Land schedule allows the appraiser to enter as many schedule items as needed to 
value urban land.  Urban land schedule entries can be setup to value land by four different 
methods: 
 

� Front Foot (displayed in yellow in the list box) 
� Square Foot (displayed in blue in the list box) 
� Acre (displayed in orange in the list box) 
� Lot (displayed in green in the list box) 

 
Unit values, default depth tables (when needed), excessive units and excessive unit factors can 
be assigned to each entry. 
 
Following are the fields that appear on the screen and their explanations. 
 

� Name:  The name of the urban land schedule entry should be keyed in this field.  The 
name could represent a subdivision or some other area of valuation. The Name can be 
up to thirty characters in length and can be any combination of letters, numbers, or 
characters. 

 
� Valuation Method:  The valuation method should be selected from the options available 

within this group. There are four available Valuation Methods for Urban Land: Front Foot, 
Acre, Square Foot, and Lot. The Valuation Method is selected by clicking the radio button 
for the desired method. If the Front Foot method is selected, the number 1 will appear in 
the Calculation Method column in the list box for that Subdivision; if the Acre method is 
selected, the number 2 will appear in the Calculation Method column; if the Square Foot 



 98

method is selected, the number 3 will appear in the Calculation Method column; and if the 
Lot method is selected, the number 4 will appear in the Calculation Method column in the 
list box for that Subdivision. 

 
� Unit Value:  The dollar amount that will be used to value land assigned to the schedule 

item per Front Foot, Acre, Square Foot, or Lot for that Subdivision/Neighborhood. 
 

� Excessive Units:  The number of units where size becomes an issue in the valuation 
process. Excessive Units are normally used when the appraiser wants to reduce the 
value of land within the Subdivision when the land exceeds a certain size. For example, a 
Subdivision uses the Front Foot Valuation Method with a value of $24 per Front Foot. 
The appraiser determines that subrecords within this Subdivision that have Frontage 
greater than 200 feet should have the Front Foot value reduced by a factor of .85 due to 
their excessive size. 200 would be keyed in the Excessive Units field, and the adjustment 
of 0.85 would be keyed in the Excessive Adjustment Factor field. All four Valuation 
Methods can utilize the Excessive Units and Excessive Units Adjustment Factor as 
desired by the appraiser. 

 
� Excessive Adj Factor:  The size adjustment that will be applied to units above the 

excessive units. The Factor is usually less than 1.00. If a value is keyed in the Excessive 
Units field, an Adjustment Factor greater than zero must be keyed in this field. 

 
� Default Depth:  The default depth table that will be assigned to the schedule item.  The 

Default Depth only appears when the Valuation Method is Front Foot.  The appraiser has 
a choice of six options: 

 
o None 
o 100 
o 150 
o 200 
o 250 
o 300 

 
The Default Depth for the Subdivision will appear on the Urban Land section of the Land 
Information Form when the subrecord for this Subdivision is added or edited. All Urban 
Land subrecords for this Subdivision should use this Default Depth. 

 
New Urban Land schedule entries can be made by: 
 

� Clicking New 
� Completing the data entry in the fields 
� Clicking Apply or OK to save 

 
A maximum of 99,999 entries can be made in the Urban Land table. 
 
Urban Land schedule entries can be modified by:  
 

� Selecting the item  
� Editing the data 
� Clicking Apply or OK to save 

 
An entry can be removed from the schedule by: 
 

� Selecting the item 
� Clicking Delete 

 
If the schedule item has been assigned to a parcel, the user will be notified and the deletion effort 
will be cancelled. 
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Depth Tables 
 
Currently, there is no menu access to the depth tables.  The tables can be printed by using the 
menu option Reports >> Real >> Depth Tables as shown below. 
 

 
 
 
An example of the report is shown below. 
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Land Influences 
 

Another item involved in the pricing of Urban Land is Land Influences. The Land Influences 
schedule is found on the Tools >> Schedules / Tables menu, as seen below, and allows the 
County to define various types of Land Influences that can be applied on the parcel level to affect 
land values. 
 

 
 

 

The items in the Land Influences schedule, below, can be accessed for each parcel in WinGAP 
on the upper right side of the Land Information Form at any time that either Urban or Rural Land 
is added or edited. Up to seven different Land Influences, each with a percentage adjustment, 
can be applied to a parcel. Note that the Influence adjustment is applied on the Land Information 
Form, not on the Land Influences Form; the items are purely descriptive on the Land Influences 
Form itself. 
 

 
 

 

These Influences affect the value of the land for each parcel. They can be applied in either a 
compound (multiplicative) or additive manner, based upon how the County wishes to apply Land 
Influences to land value, and they must be either one or the other; they cannot be both. 
 
The formula for Compound application (the manner in which Land Influences are more commonly 
applied within WinGAP) of Land Influences is as follows: Base Land * Influence1 * Influence2 * 
Influence3 * Influence4 * Influence5 * Influence6 * Influence7 * Neighborhood Influence. The 
formula for Additive application of Land Influences is as follows: (Base Land + ([(1-Influence1) * 
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Base Land] + [(1-Influence2) * Base Land] + [(1-Influence3) * Base Land] + [(1-Influence4) * Base 
Land] + [(1-Influence5) * Base Land] + [(1-Influence6) * Base Land] + [(1-Influence70 * Base 
Land]) * Neighborhood Influence. 
 
In the above formulas, Base Land is the value of the land resulting from the calculation of the land 
subrecords. In the case of Rural Land, the Base Land value would include the application of the 
Accessibility/Desirability factor. 
 
 The Land Influences combo box in Tools >> Preferences is used to select either the 
Compound or Additive type of Land Influence, and the user should see that section of the 
manual for a more detailed discussion of how Land Influences are used to affect land value. 
 

Existing Land Influences are displayed in the list box on the left side of the Land Influences Form. 
A new Land Influence schedule item can be added by clicking the "New" button, keying in the 
type in the Description field, and then clicking "Apply" or "OK". There is no limit to the number of 
Land Influences that can be added to this schedule. However, there is a maximum of seven 
different Land Influences that can be applied at the parcel level. 
 
An existing Land Influence schedule item can be edited by clicking on the desired type and 
editing the Description field. At the present time, it is not possible to delete a Land Influence 
schedule item. 
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Urban Land Exercises 
 
1. Calculate the value of lot that has the dimensions of 120 front feet and a depth of 18.  The 

standard depth table for the subdivision is a 100 foot table (see page 99).  The unit price is 
30.00. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2.  Calculate the value of a lot that is priced by the acre and contains 5.00 acres.  The unit 
price is 12,000.00.  Excessive units are 2.00 acres and the Excessive Adj Factor is .80. 
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APPENDIX 
 
 

Commercial/Industrial Improvement 
 Calculation Worksheet 

 
Comm Base Cost   
Used As Cost X  
St Ht Mod X  
Wall Ht Mod (low end) X  
A/P Mod (high end) X  
Const Cost Mod X  
$/Sq Ft before Adds (2) =  
Grade X  
Adj $/Sq Ft before Adds (6) =  
$Total Adj Adds (6) +  
$Sq Ft (6) =  
Bldg Base Area X  
RCN Structure Value (0) =  
Phy Dep X  
Econ Obsol X  
Func Obsol X  
Other Factor X  
Pct Complete X  
Neighborhood Factor X  
Structure Value  (0) =  
Extra Feature Value +  
Bldg/Section Value =  
FMV  (0)   

 
 

Adds Sum Calculations (example) 
Struc Element $ / SF  % 

Coverage 
 Sty Ht Fact  Adj $ / SF 

(2) 
Foundation  X  X  =  
Wall Frame  X  X  =  
Exterior Wall  X  X  =  
Roof Frame  X  X  =  
Roof Cover  X  X  =  
Flr Construction  X  X  =  
Floor Finish  X  X  =  
Interior Wall  X  X  =  
Ceiling Finish  X  X  =  
Wiring  X  X  =  
Heat / AC  X  X  =  
Total Adds ∑  
Grade X  
Adj Adds (6) =  
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Extra Feature Square Foot Calculations (example) 
Comm 

Base Cost 
X Used 

As 
Cost 

X Rank 
Mult 

X Area = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  

    
                       

Extra Feature Lump Sum Calculations – WinGap Calculation (example) 
Table Points X Comm 

Pt Cost 
X Rank 

Mult 
X Units = Raw EF 

Value (0) 
 Grade  Accum 

Other 
Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 
 
 

Extra Feature Lump Sum Calculations – User Calculation (example) 
 

Unit 
Dollars 

X Rank 
Mult 

X Units = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  

 
 

Extra Feature Overrides (example) 
Extra Feature #  Value 

 +  
 +  
 +  
 +  
 +  
 +  
Sum of EF Ovr’s =  

 
 

Extra Feature Value Consolidation (example) 
Sum EF Values   
OV EF Values +  
Total EF Values =  
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Commercial/Industrial Improvement 
 Calculation Worksheet 

 
Comm Base Cost   
Used As Cost X  
St Ht Mod X  
Wall Ht Mod (low end) X  
A/P Mod (high end) X  
Const Cost Mod X  
$/Sq Ft before Adds (2) =  
Grade X  
Adj $/Sq Ft before Adds (6) =  
$Total Adj Adds (6) +  
$Sq Ft (6) =  
Bldg Base Area X  
RCN Structure Value (0) =  
Phy Dep X  
Econ Obsol X  
Func Obsol X  
Other Factor X  
Pct Complete X  
Neighborhood Factor X  
Structure Value  (0) =  
Extra Feature Value +  
Bldg/Section Value =  
FMV  (0)   

 
 

Adds Sum Calculations (example) 
Struc Element $ / SF  % 

Coverage 
 Sty Ht Fact  Adj $ / SF 

(2) 
Foundation  X  X  =  
Wall Frame  X  X  =  
Exterior Wall  X  X  =  
Roof Frame  X  X  =  
Roof Cover  X  X  =  
Flr Construction  X  X  =  
Floor Finish  X  X  =  
Interior Wall  X  X  =  
Ceiling Finish  X  X  =  
Wiring  X  X  =  
Heat / AC  X  X  =  
Total Adds ∑  
Grade X  
Adj Adds (6) =  
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Extra Feature Square Foot Calculations (example) 
Comm 

Base Cost 
X Used 

As 
Cost 

X Rank 
Mult 

X Area = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  

    
                       

Extra Feature Lump Sum Calculations – WinGap Calculation (example) 
Table Points X Comm 

Pt Cost 
X Rank 

Mult 
X Units = Raw EF 

Value (0) 
 Grade  Accum 

Other 
Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 
 
 

Extra Feature Lump Sum Calculations – User Calculation (example) 
 

Unit 
Dollars 

X Rank 
Mult 

X Units = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  

 
 

Extra Feature Overrides (example) 
Extra Feature #  Value 

 +  
 +  
 +  
 +  
 +  
 +  
Sum of EF Ovr’s =  

 
 

Extra Feature Value Consolidation (example) 
Sum EF Values   
OV EF Values +  
Total EF Values =  

 



 107

 Commercial/Industrial Improvement 
 Calculation Worksheet 

 
Comm Base Cost   
Used As Cost X  
St Ht Mod X  
Wall Ht Mod (low end) X  
A/P Mod (high end) X  
Const Cost Mod X  
$/Sq Ft before Adds (2) =  
Grade X  
Adj $/Sq Ft before Adds (6) =  
$Total Adj Adds (6) +  
$Sq Ft (6) =  
Bldg Base Area X  
RCN Structure Value (0) =  
Phy Dep X  
Econ Obsol X  
Func Obsol X  
Other Factor X  
Pct Complete X  
Neighborhood Factor X  
Structure Value  (0) =  
Extra Feature Value +  
Bldg/Section Value =  
FMV  (0)   

 
 

Adds Sum Calculations (example) 
Struc Element $ / SF  % 

Coverage 
 Sty Ht Fact  Adj $ / SF 

(2) 
Foundation  X  X  =  
Wall Frame  X  X  =  
Exterior Wall  X  X  =  
Roof Frame  X  X  =  
Roof Cover  X  X  =  
Flr Construction  X  X  =  
Floor Finish  X  X  =  
Interior Wall  X  X  =  
Ceiling Finish  X  X  =  
Wiring  X  X  =  
Heat / AC  X  X  =  
Total Adds ∑  
Grade X  
Adj Adds (6) =  
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Extra Feature Square Foot Calculations (example) 
Comm 

Base Cost 
X Used 

As 
Cost 

X Rank 
Mult 

X Area = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  

    
                       

Extra Feature Lump Sum Calculations – WinGap Calculation (example) 
Table Points X Comm 

Pt Cost 
X Rank 

Mult 
X Units = Raw EF 

Value (0) 
 Grade  Accum 

Other 
Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 
 
 

Extra Feature Lump Sum Calculations – User Calculation (example) 
 

Unit 
Dollars 

X Rank 
Mult 

X Units = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  

 
 

Extra Feature Overrides (example) 
Extra Feature #  Value 

 +  
 +  
 +  
 +  
 +  
 +  
Sum of EF Ovr’s =  

 
 

Extra Feature Value Consolidation (example) 
Sum EF Values   
OV EF Values +  
Total EF Values =  
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Commercial/Industrial Improvement 
 Calculation Worksheet 

 
Comm Base Cost   
Used As Cost X  
St Ht Mod X  
Wall Ht Mod (low end) X  
A/P Mod (high end) X  
Const Cost Mod X  
$/Sq Ft before Adds (2) =  
Grade X  
Adj $/Sq Ft before Adds (6) =  
$Total Adj Adds (6) +  
$Sq Ft (6) =  
Bldg Base Area X  
RCN Structure Value (0) =  
Phy Dep X  
Econ Obsol X  
Func Obsol X  
Other Factor X  
Pct Complete X  
Neighborhood Factor X  
Structure Value  (0) =  
Extra Feature Value +  
Bldg/Section Value =  
FMV  (0)   

 
 

Adds Sum Calculations (example) 
Struc Element $ / SF  % 

Coverage 
 Sty Ht Fact  Adj $ / SF 

(2) 
Foundation  X  X  =  
Wall Frame  X  X  =  
Exterior Wall  X  X  =  
Roof Frame  X  X  =  
Roof Cover  X  X  =  
Flr Construction  X  X  =  
Floor Finish  X  X  =  
Interior Wall  X  X  =  
Ceiling Finish  X  X  =  
Wiring  X  X  =  
Heat / AC  X  X  =  
Total Adds ∑  
Grade X  
Adj Adds (6) =  



 110

Extra Feature Square Foot Calculations (example) 
Comm 

Base Cost 
X Used 

As 
Cost 

X Rank 
Mult 

X Area = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  
 X  X  X  =  X  X  =  

    
                       

Extra Feature Lump Sum Calculations – WinGap Calculation (example) 
Table Points X Comm 

Pt Cost 
X Rank 

Mult 
X Units = Raw EF 

Value (0) 
 Grade  Accum 

Other 
Factors 

 Ex Feat 
Value 

 X  X  X  =  X  X  =  
 
 
 

Extra Feature Lump Sum Calculations – User Calculation (example) 
 

Unit 
Dollars 

X Rank 
Mult 

X Units = Raw EF 
Value (0) 

 Grade  Accum 
Other 

Factors 

 Ex Feat 
Value 

 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  
 X  X  =  X  X  =  

 
 

Extra Feature Overrides (example) 
Extra Feature #  Value 

 +  
 +  
 +  
 +  
 +  
 +  
Sum of EF Ovr’s =  

 
 

Extra Feature Value Consolidation (example) 
Sum EF Values   
OV EF Values +  
Total EF Values =  
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 Worksheets for Building Commercial Schedules 
 

Commercial/Industrial Building Types 
 

Description Code 
  
  
  
  
  
  
  
  
  
  
  

 
 
 
 

Item Value  Current 
Cost 

 Local  Adj 
Value 

Action 

         
         
         
         
         
         
         
         
         
         
         
         

 
 
 
 
 

Class Type Cost / Base Cost = Cost Modifier 
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Worksheets for Building Commercial Schedules 
 

Commercial/Industrial Building Types 
 

Description Code 
  
  
  
  
  
  
  
  
  
  
  

 
 
 
 

Item Value  Current 
Cost 

 Local  Adj 
Value 

Action 

         
         
         
         
         
         
         
         
         
         
         
         

 
 
 
 
 

Class Type Cost / Base Cost = Cost Modifier 
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Commercial Schedules 
 
 

 
Commercial Schedules - Preferences 

 
 
   Commercial Point Cost  100.00 
 
   Commercial Base Cost      1.00 
 
   Commercial Depr Year      2001 
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